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Special thanks to all who have made the Property Maintenance Workshop for Elected 
Offi cials and Administrators possible:

TASK FORCE:
• Deanna Kuennen, Springfi eld Township
• Richard Osgood, Sharonville / PACE Professional Association of Code 

 Enforcement
• Catalina Landivar-Simon, The Planning Partnership of the Hamilton County  

 Regional Planning Commission

PRESENTERS: 
• Keith Forman, The City of Cincinnati Prosecutor’s Offi ce
• James A. Foster, Greater Dayton Regional Transit Authority
• Guy C. Guckenberger, Hamilton County Court Judge
• Michael Hinnenkamp, Springfi eld Township
• Richard Osgood, PACE Professional Association of Code Enforcement
• Frank Prouty, The City of Cincinnati Prosecutor’s Offi ce
• Janette Matala, PACE Professional Association of Code Enforcement 
• Jeffrey Wright, City of Milford

HANDBOOK AND EVENT COORDINATION TEAM:
• Karen Ambrosius
• Dyah Kartikawening 
• Catalina Landivar-Simon, AICP
• Jay Springer

The Planning Partnership
Hamilton County Regional Planning Commission

ACKNOWLEDGEMENTS
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AGENDA
PROPERTY MAINTENANCE WORKSHOP FOR ELECTED 
OFFICIALS AND ADMINISTRATORS IN HAMILTON 
COUNTY

Friday, January 23, 2004
Drake Conference Center Rooms F & G
151 W. Galbraith Road

11:30 am  Hamilton County Jurisdictions, Current Situation
   Michael Hinnenkamp

11:50 am  Legal Environment and the Housing Docket 
   Judge Guy Guckenberger

12:10 pm  Model Codes: what can be regulated 
   1. A Big Hammer in a Small Book
       Richard Osgood and Janette Matala
   2. Miami Valley Regional Planning Commission Codes as  
       Adopted by Townships in Montgomery County 
       James A. Foster

12:30 pm  Case Studies
   1. City of Milford - Jeff Wright
   2. Prosecutor's Offi ce - Keith Forman and Frank Prouty  
 
1:00 pm  Questions and Answers

1:30 pm  Adjourn
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KEITH FORMAN
Assistant City Prosecutor, City of Cincinnati

Mr. Forman is an Assistant Prosecutor in the Criminal Court Division of the City of 
Cincinnati Law Department since November 2001 to the present. He has also worked as 
Housing Court Prosecutor from its inception in 2003. Mr. Forman has actively participated 
in discussion groups at various community centers regarding Housing Court issues. 

Mr. Forman worked as Computer Analyst for Cincinnati Bell Information Systems from 
1991 to 1997. Mr. Forman received a Bachelor of Science degree from the Xavier Uni-
versity in Computer Science, and a law degree from the University of Dayton School of 
Law in 2000. 

Mr. Forman can be reached at Keith.Forman@cincinnati-oh.gov

JAMES A. FOSTER
Director of Planning, Greater Dayton Regional Transit Authority

After 18 years in local government, Jim was appointed in 2001 to the position of Direc-
tor of Planning for the Greater Dayton Regional Transit Authority, serving Dayton and 
Montgomery County. Prior to that, he was the Deputy Administrator for Miami Town-
ship (Montgomery County), one of the largest in the state. He was Section Director of 
the Dayton-Miami Valley Section of the Ohio Planning Conference from 1990 through 
1992, and was an active participant in the preparation of that organization's statewide 
planning conventions in 1991 and 1997. He was participated in all 17 previous Miami 
Valley Planning and Zoning Workshops and has been trained as an instructor with the 
Jennifer McSweeney Ohio Land Use Workshop since 1993. 

Prior to his employment with Miami Township, he worked for a consulting planning fi rm 
and two civil engineering fi rms. He is a graduate of the State University of New York's 
School of Landscape Architecture at Syracuse, with an emphasis on land use planning. He 
is a member of the American Institute of Certifi ed Planners and retains an Ohio Surveyor's 
License.  

To his continued amazement, he is regularly asked to speak around the state on a vari-
ety of planning and zoning issues.

Mr. Foster can be reached at jfoster@mvrta.org

JUDGE GUY C. GUCKENBERGER
Hamilton County Municipal Court Judge

After fi nishing his bachelor degree in Economics in 1966, Judge Guckenberger continued 
his study at the University of Cincinnati School of Law in June 1969. He had a private law 
practice from December 1969 to February 1997, before he served  as Hamilton County 
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Commissioner from February 1992 to February 1997, Cincinnati City Council Member, 
December 1970 to February 1992. 

Judge Guckenberger received a number of awards such as  Recognized in 1993 by the Gen-
eral Protestant Orphan Home (Beech Acres) and in 1996 by The Hamilton County Family 
& Children First Council for service involving children’s issues, and Awarded the 33O for 
outstanding community service, by the Scottish Rite, a Masonic organization in the fall of 
1995. Judge Guckenberger also served on the Board of Trustees of the Elizabeth Gamble 
Deaconess Home Association, the parent body of The Christ Hospital, from 1975 to Nov. 
1995 & honorary, nonvoting Trustee Emeritus of the Association since Nov. 1996.   

Judge Guy C. Guckenberger was elected in November 1997 & November 1999, cur-
rent terms expires 12/31/2005. He created and  maintains the Court’s Web site at http:
//www.hamilton-co.org/MunicipalCourt/. The site is a good source for up-to-date local 
rules, arrangement assignments and general information on the Municipal Court. 

Judge Guckenberger is chair of the the Municipal Court’s Legislative/Research commit-
tee and serves on its Court Technology and Probation committees. He regularly teaches 
judges about the Internet for the Ohio Supreme Court’s Judicial College and is a member 
of the Ohio Judicial Conference’s Technology Committee. Judge Guckenberger also is the 
author of “Using Your Computer to Find Information,” at page 12 of the Third Quarter 
2001 edition of For the Record, published by the Ohio Judicial Conference. (Source: http:
//www.hamilton-co.org/municipalcourt/judgegcg.htm)

Judge Guckenberger can be reached at gcgucken@fuse.net

MICHAEL T. HINNENKAMP
Springfi eld Township Administrator

Mr. Hinnenkamp currently serves as the Township Administrator of Springfi eld Township, 
Hamilton County, Ohio, a position he has held since 1995.  Prior to this, he served as the 
Assistant Township Administrator and Director of Planning and Zoning in West Chester 
Township, Butler County, Ohio from 1989-1995, and the Township Planner for Green 
Township, Hamilton County, Ohio from 1987-89.  

Mr. Hinnenkamp has a Masters Degree in Public Administration from the University 
of Cincinnati and a Bachelor’s Degree in Urban Planning, also from the University of 
Cincinnati.  

Mr. Hinnenkamp is the Past President of the Center for Local Government, a Board 
of Director Member of the Ohio Government Risk Management Plan, and a Board of 
Trustee Member of the Hamilton County Development Company.  He is also a member 
of the International City/County Managers Association (ICMA), the Ohio City/County 
Managers Association (OCMA), and the Greater Cincinnati Local Government Managers 
Association (GCLGMA).

Mr. Hinnenkamp can be reached at mike@springfi eldtwp.org
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JANETTE MATALA
City of Fairfi eld/Professional Association of Code Enforcement

Ms. Matala has been working as Code Enforcer with the City of Fairfi eld for 16-years. 
Her duties include enforcing Zoning and Property Maintenance Code, and she also have 
been involve as the Secretary for the Board of Zoning Appeals in the City of Fairfi eld. 

Ms. Matala can be reached at jmatala@fairfi eld-city.org

RICHARD OSGOOD
City of Sharonville/Professional Association of Code Enforcement

Richard Osgood is the Project Manager for the Department of Building, Planning and 
Zoning for the City of Sharonville, Ohio.  Professional Certifi cations include:  Certifi ed 
Building Offi cial, Certifi ed Property Maintenance Inspector (BOCA), Certifi ed Zoning 
Inspector (BOCA), Class III Certifi ed Building Inspector (State of Ohio—Commercial and 
Residential).  Assisted in the BOCA “On-Line” course for Zoning Certifi cation.  Current 
member of Zoning Inspector Certifi cation Exam committee (2002-present).  Current trustee 
of OCEOA (Ohio Code Enforcement Offi cials Association).  Founder and current trustee 
of PACE (Professional Association of Code Enforcement).  Academic degrees include:  
MSArch, University of Cincinnati, and BA, Wesleyan University.

Mr. Osgood can be reached at rosgood@cityofsharonville.com

FRANK PROUTY
Chief Deputy Prosecutor, City of Cincinnati

Mr.Prouty can be reached at frank.prouty@cincinnati-oh.gov

JEFFREY WRIGHT
Assistant City Manager, City of Milford

Mr. Wright (Jeff) is the Assistant City Manager for the City of Milford and has previ-
ous work experience with Butler County Department of Development and West Chester 
Township.  He will review Milford’s use of a Citizens Housing Committee and explain 
the process of cooperation between departments in enforcing the City’s Property Mainte-
nance Code.  As the administrator of the community planning and development efforts, 
currently Mr. Wright is staff to the Milford Planning Commission, Board of Zoning Ap-
peals and City Council.

Mr. Wright can be reached at jwright@milfordohio.org
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HAMILTON COUNTY JURISDICTIONS, CURRENT 
SITUATION
Michael T. Hinnenkamp
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A common source of frustration for residents and offi cials in local jurisdictions is the 
long process that is involved in bringing properties with building and maintenance code 
violations into compliance. The Hamilton County Municipal Court’s Housing Docket 
is here to help. The Municipal Court Housing Docket is a pilot program, where housing 
related misdemeanors can be referred by prosecutors from any jurisdiction within Ham-
ilton County.

The Program has been authorized through December 31, 2004, when it will be re-evaluated 
by the Joint Housing Court Fights Blight Session of the Municipal Court. The Housing 
Court is in session on Mondays at 10:30 a.m. before the Honorable Judge Guy Gucken-
berger in the Hamilton County Courthouse. The “Housing related” misdemeanor cases 
are limited to only such misdemeanor offenses which involve potential incarceration or a 
fi  ne in excess of $100.00 ($150.00 after 1/1/04) and a violation of any building, housing, 
sanitation, health, fi re, zoning, or safety code ordinance, regulation or statute applicable 
to buildings, structures, or any other real property subject to any such code, ordinance, 
regulation or statute and any misdemeanors that accompany such charges.

The docket started hearing cases on January 13, 2003. To date 79 cases have been assigned 
to the docket, 25 of these cases are active or in capias status and 54 are “inactive.” Inactive 
in this case means completed by dismissal or a determination of guilt or innocence. The 
docket has been very effective with respect to the cases handled. The threat and imposi-
tion of jail has been a much more effective tool to gain compliance than administrative fi  
nes. Vacant lots have been cleaned up, chronic noncompliant housing has been improved 
and a number of commercial buildings have brought code violations into compliance. 
One well-known downtown Cincinnati building has committed to spend about a million 
dollars to bring its elevators into compliance with fi re codes in response to a Housing 
Docket case brought against it.

Judge Guckenberger states “If I have any complaint, it is that more cases have not been 
brought to the docket. I expect, in any case, the number of cases to grow steadily. The 
Cincinnati City Health Department, for instance, has a large number of lead cases it is 
preparing to bring to the Housing Docket. I also expect other jurisdictions in Hamilton 
County to make more use of the Housing Docket as they learn of its availability. Lincoln 
Heights has used the docket and other jurisdictions have inquired about the docket. “

HOUSING COURT FIGHTS BLIGHT

Source: 
Landivar, Catalina. 2003. Housing Court Fights Blight. Article published on UPDATE, 
December 2003 Issue, page 5. UPDATE is a quarterly publication of the Planning Part-
nership of the Hamilton County Regional Planning Commission. The newsletter can be 
accessed online at http://www.planningpartnership.org/update/2003_12.pdf
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The International Property Maintenance Code (IPMC) is a universal tool for the effective 
enforcement of property maintenance and housing violations.  This code provides for 
the enforcement of both commercial and residential properties.  Presently, over 80% of 
political jurisdictions in Hamilton County enforce some form of property maintenance 
code.  Other jurisdictions use local zoning codes to abate violations and nuisances that 
the IPMC could otherwise address.

Of the 80% of jurisdictions enforcing property maintenance codes only 35% have adopted 
the IPMC.  This presentation will demonstrate that local code enforcement authorities can 
utilize the IPMC for violation and nuisance abatement as well as having the granted author-
ity to address the nuances of local conditions.  Another important component of adopting 
the IPMC is the opportunity for national inspector certifi cation.  This can give credence 
to the inspector when processing a violation, particularly if the case reaches court.

The referenced standards for the IMPC include all of the related international codes such 
as the International Building Code, International Mechanical Code, International Plumb-
ing Code and International Zoning Code.  Testing for inspector certifi cation also includes 
“Legal Aspects of Code Enforcement” as a reference text.  This is a companion text to all 
inspector and code offi cial certifi cations offered by the International Code Council.

PRESENTATION OUTLINE 

1. Introduction.

    - Provide a brief history and discuss benefi ts of linking with a national code.
    - Introduce referenced standards and briefl y discuss benefi ts of inspector  
      certifi cation.
    - Briefl y discuss the scope and intent of the IPMC.

2. Chapter 1: Administration
    Discuss pertinent sections in detail.
 
3. Chapter 2: Defi nitions
    Discuss pertinent defi nitions in detail.

4. Chapter 3: General Requirements
    Discuss pertinent sections in detail.

5. Chapter 4: Light, Ventilation, and Occupancy Limitations
    Discuss pertinent sections in detail

6. Chapter 5: Plumbing Facilities and Fixture Requirements; Chapter 6: Mechanical 
    and Electrical Requirements; Chapter 7: Fire Safety Requirements
    Provide a general overview and highlight pertinent sections as needed.

A BIG HAMMER IN A SMALL BOOK
Richard Osgood and Janette Matala
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Examples of abandoned properties

Photos by Janette Matala
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MODEL
EXTERIOR PROPERTY MAINTENANCE CODE

FOR TOWNSHIPS

January 29, 1993

Prepared by:
Miami Valley Regional Planning Commission

400 Miami Valley Tower - Suite 400
Dayton, OH 45202
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 MODEL TOWNSHIP EXTERIOR PROPERTY MAINTENANCE CODE

 TABLE OF CONTENTS

                    
ARTICLE I PURPOSE 
 Section 1.01 Purpose 
ARTICLE II TITLE 
 Section 1.01 Title 

ARTICLE III DEFINITIONS
 Section 3.01 Construction of Language
 Section 3.02 Defi nitions
 
ARTICLE IV ADMINISTRATION AND ENFORCEMENT 
 Section 4.01 Application of Exterior Property 
  Maintenance Code 
 Section 4.02 Compliance Required 
 Section 4.03 Confl ict of Laws 
 Section 4.04 Existing Remedies 
 Section 4.05 Separability
 Section 4.06 Saving Clause 
 Section 4.07 Enforcement Offi cials
 Section 4.08 Inspections 
 Section 4.09 Notice of Violation 
 Section 4.10 Exterior Property Maintenance 
  Code Appeals
 Section 4.11 Citation Tags 
 Section 4.12 Prosecution
 Section 4.13 Abatement of Nuisance By Township
  and Cost Recovery
 Section 4.14 Rulemaking Authority
 Section 4.15 Transfer of Ownership
 Section 4.16 Abandonment of Construction Project
 Section 4.99 Violation and Penalties.

ARTICLE V RESIDENTIAL EXTERIOR PROPERTY MAINTENANCE 
 STANDARDS
 Section 5.01 Application of Maintenance Standards
 Section 5.02 Structural Soundness and Maintenance
  of Dwellings
 Section 5.03 Paint and Coating Materials
 Section 5.04 Exterior Property and Structure Exteriors
 Section 5.05 Vegetation
 Section 5.06 Stairways
 Section 5.07 Accessory Structures 

ARTICLE VI COMMERCIAL EXTERIOR PROPERTY MAINTENANCE 
 STANDARDS
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 Section 6.01 General Provisions
 Section 6.02 Structural Soundness and Maintenance
  of Commercial Structures
 Section 6.03 Paint and Coating Material 
 Section 6.04 Exterior Property and Structure Exteriors
 Section 6.05 Vegetation
 Section 6.06 Stairways 
 Section 6.07 Accessory Structures

ARTICLE VII INDUSTRIAL EXTERIOR PROPERTY MAINTENANCE 
 STANDARDS
 Section 7.01 General Provisions
 Section 7.02 Structural Soundness and Maintenance
  of Industrial Structures 
 Section 7.03 Paint and Coating Materials
 Section 7.04 Exterior Property and Structure Exteriors
 Section 7.05 Vegetation
 Section 7.06 Stairways 
 Section 7.07 Accessory Structures
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ARTICLE I

PURPOSE

1.01 PURPOSE

 The purpose of this exterior property maintenance code is to protect the public health, 
safety, morals and general welfare as it pertains to premises and buildings used 
for residential, commercial, and industrial purposes.  This protection is hereinafter 
provided by:

 a) Establishing minimum standards for maintaining residential, commercial and 
industrial environmental quality to preserve and achieve the presentable ap-
pearance of existing structures and premises; avoiding blighting effects of the 
substandard maintenance of structures and premises and its negative impact on 
the value of surrounding properties; and eliminating hazardous conditions;

 b) Fixing the responsibilities of owners, operators and occupants of structures 
and their premises; and

 c) Providing for administration, enforcement and penalties.
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 ARTICLE II

 TITLE

2.01 TITLE

 This Code shall be known as “The ________________________ Township Exterior 
Property Maintenance Code” and is herein referred to as above or as the “Exterior 
Property Maintenance Code” or “This Code.”
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 ARTICLE III

 DEFINITIONS

3.01 CONSTRUCTION OF LANGUAGE

 For the purpose of this Exterior Property Maintenance Code certain terms or 
words shall be interpreted as follows:

 A. Words used in the singular shall include the plural, and the plural the singu 
   lar;
 B. Words used in the present tense shall include the future tense;
 C. Words in the masculine gender shall include the feminine and neuter;
 D. The word “shall” is mandatory and not discretionary;

E.The word “may” is permissive;
 F.The phrase “used for” shall include the phrases “arranged for,” “designed for,”  
    “intended for,” “maintained for,” and “occupied for;”
 G.The work “person” includes a fi rm, association, organization, partnership, trust,  
      company, or corporation as well as an individual; and
 H. The word “dwelling” includes the word “residence.”

3.02 DEFINITIONS

 All words used in this Exterior Property Maintenance Code shall have their custom-
ary meanings, except those specifi cally defi ned in this Section.

BUILDING CODE:  The most current edition of the State of Ohio building code, or 
such other code as may be offi cially designated by the ___________________ County 
Commissioners for the regulation of construction, alteration, addition, repair, removal, 
demolition, use, location, occupancy, and maintenance of all buildings and structures.

EXTERIOR PROPERTY AREAS:  The open space on the premises and on adjoining 
property under the control of owners or operators of such premises.

JUNK OR INOPERABLE VEHICLE:  A vehicle, including but not limited to cars, 
trucks, busses, trailers, and boats, shall be deemed a junk or inoperable vehicle 
whenever any of the following occur:

 A. The vehicle is without a valid current registration and/or license plate:
 B. The vehicle is apparently inoperable;
 C. The vehicle is without fully infl ated tires and/or has any type of support under  
   it;
 D. The vehicle has a substantially damaged or missing window, windshield,  
  door, motor, transmission, or other similar major part.

PREMISES:  A lot, plot, or parcel of land including the buildings or structures thereon.
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PUBLIC NUISANCE:  includes the following:

1. The physical condition, or use of any premises regarded as a public nuisance 
at common law; or

2. any physical condition, use, or occupancy of any premises or its appurtenances 
considered an attractive nuisance to children, including but not limited to 
junk, inoperable or unlicensed vehicles, abandoned wells, shafts, basements, 
excavations, abandoned refrigerators, and unsafe fences or structures, or;

3. any premises which have improperly working drainage facilities; or
4. any premises designated as unsafe for human habitation or use, or
5. any premises, which is manifestly capable of being a fi re hazard, or is mani-

festly unsafe or unsecured as to endanger life, limb or property; or
6. any premises which is unsanitary, or which is littered with rubbish or garbage, 

or
7. any structure or building that is in a state of dilapidation, deterioration or decay; 

faulty construction; open, vacant, or abandoned; damaged by fi re to the extent 
as not to provide shelter in danger of collapse or failure, and is dangerous to 
anyone on or near the premises.

RUBBISH:  Rubbish is both combustible and non-combustible waste materials, including 
car parts, motors, and abandoned appliances.  The term shall also include rags, cartons, 
boxes, wood, excelsior, rubber, leather, tree branches, yard trimmings, tin cans, metals, 
mineral matter, glass, crockery, dust, and other similar materials, as well as the residue 
from the burning of wood, coal, and other combustible materials.

STRUCTURE:  Anything constructed or erected which requires location on the ground or 
attachment to something having location on the ground.
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 ARTICLE IV

 ADMINISTRATION AND ENFORCEMENT

4.01 APPLICATION OF EXTERIOR PROPERTY MAINTENANCE CODE

 The provisions of the Exterior Property Maintenance Code shall apply to all premises 
and structures within _____________________ Township used for human habita-
tion, commercial purposes, or industrial purposes which are now or may become in 
the future substandard with respect to structure, maintenance, proper drainage and 
sanitary conditions, or other similar conditions which otherwise constitute a public 
nuisance.  The existence of such conditions, factors or characteristics adversely af-
fects public health, safety, morals and general welfare and leads to the continuation, 
extension and aggravation of blight and its attendant negative effect on surrounding 
property values.  Therefore, adequate protection of the public requires the establish-
ment and enforcement of these property maintenance standards.

4.02 COMPLIANCE REQUIRED

 Every portion of a building or premises used or intended to be used for residential, 
commercial, or industrial purposes, shall comply with the provisions of this Exterior 
Property Maintenance Code, irrespective of when such building has been constructed, 
altered or repaired, or premises occupied, except as hereinafter provided.

4.03 CONFLICT OF LAWS

 In any case where a provision of this Exterior Property Maintenance Code is found 
to be in confl ict with a provision of any zoning, building, fi re, safety or health regu-
lation or other regulation, the provision which establishes the higher standard for 
the promotion and protection of the safety and health of the people shall prevail.

4.04 EXISTING REMEDIES

 Nothing in this Exterior Property Maintenance Code shall be deemed to abolish, im-
pair, or prevent the execution of any existing remedies of _____________________ 
Township or its offi cers or agents related to the abatement of a public nuisance.

4.05 SEPARABILITY

 If any section, subsection, paragraph, sentence, clause or phrase of this Exterior 
Property Maintenance Code is declared invalid for any reason whatsoever, such 
decision shall not affect the remaining portions of this Exterior Property Maintenance 
Code, which shall continue in full force and effect, and to this end the provisions of 
this Exterior Property Maintenance Code are hereby declared to be severable.

4.06 SAVING CLAUSE

 This Exterior Property Maintenance Code shall not affect violations of any other 
resolution, ordinance, code or regulation existing prior to the effective date of this 
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Exterior Property Maintenance Code, and any violation of such shall be governed 
and shall continue to be punishable to the full extent of the law under the provisions 
of those ordinances, codes or regulations in effect at the time the violation was com-
mitted.

4.07 ENFORCEMENT OFFICIALS

 A. Enforcement Offi cers.  The Township Trustees shall assign the duties of admin-
istering and enforcing this Code to the Enforcement Offi cer.  The Enforcement 
Offi cer may call upon any department, division or contractor of the Township 
for whatever assistance may be necessary to abate a violation of this Code.

 B. Liability.  No offi cer, agent or employee of ________________ Township shall 
be personally liable for any damage that may accrue to persons or property as 
a result of any act required or permitted in the discharge of his duties under 
this Code.

4.08 INSPECTIONS

 The Enforcement Offi cer is authorized to make inspections of building exteriors and 
premises located within ___________________ Township for purposes of enforc-
ing the provisions of this Exterior Property Maintenance Code.  For the purpose of 
making such inspections, and upon showing appropriate identifi cation, the Enforce-
ment Offi cer is hereby authorized to examine and survey at any reasonable hour all 
residential, commercial, industrial and other premises.

4.09 NOTICE OF VIOLATION

 A. Content.  Whenever the Enforcement Offi cer determines that there is a viola-
tion of the provisions of this Code, he may give notice of such violation to the 
person or persons responsible therefore and order compliance, as hereinafter 
provided.  Such notice and order shall:

  1) Be in writing;
  2) Include a description of the real estate suffi cient for identifi cation;
  3) Include a statement of the reason or reasons why it is being issued;
  4) Include a correction order allowing a reasonable time for the repairs 
   and improvements required to bring the property into compliance with 
   the provisions of this code; and
  5) State the right of the violator to fi le an appeal of the notice with the 

Maintenance Code Appeals Board within ten (10) days of receipt of the 
notice.

 B. Service:  A notice of violation shall be deemed to be properly served if one 
(1) or more of the following methods are used:

  1) By personal delivery to the owner or occupant of the premises or by 
leaving the notice at the premises with a person of suitable age and 
discretion; or

  2) By certifi ed mail deposited in the United States Post Offi ce addressed 
to the person or persons responsible at his/their last known address, 
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with return receipt requested.  If a certifi ed mail envelope is returned 
with endorsement showing that the envelope is unclaimed, then service 
shall be sent by ordinary mail and the mailing shall be evidenced by a 
certifi cate of mailing which shall be fi led by the Enforcement Offi cer.  
Service shall be deemed complete when the fact of mailing is entered 
of record, provided that the ordinary mail envelope is not returned by 
the postal authorities with an endorsement showing failure of delivery; 
or

  3) By posting a copy of the notice form in a conspicuous place on the 
premises found in violation and publishing a legal notice in a newspaper 
of general circulation in the Township.  The legal notice shall identify 
the owners of the property, the last address, if known, of the owners, the 
parcel identifi cation, the location and nature of the violation.  

4.10 EXTERIOR PROPERTY MAINTENANCE CODE APPEALS

 A. Appeals Board.  To implement the purposes and requirements of this Exterior 
Property Maintenance Code, there is hereby created the Exterior Property 
Maintenance Code Appeals Board, hereinafter referred to as the Board.  For 
the purposes of this Code, the ____________________ Township Board of 
Zoning Appeals shall function as the Exterior Property Maintenance Code 
Appeals Board.

  1. Procedure.  Said Board may adopt rules of procedure not inconsistent 
with this Code.  No member of the Board shall take part in any hearing 
or determination in which he or she has a personal or fi nancial interest.  
Three (3) members of the Board in attendance at any meeting shall 
constitute a quorum.

  2. Authority.  The Board shall hear all appeals relative to the enforcement of 
this Code, and by a concurring vote of the majority of its members may 
reverse or affi rm, wholly or partly, or may modify the decision appealed 
from, and shall make such order or determination as in its opinion ought 
to be made.  Failure to secure such concurring votes shall be deemed a 
confi rmation of the decision of the inspector.

 B. Hearings.  Any person affected by any notice of violation which has been 
issued in connection with the enforcement of any provision of this Exterior 
Property Maintenance Code, may request and shall be granted a hearing on 
the matter before the Exterior Property Maintenance Code Appeals Board 
provided that such person shall fi le in the offi ce of the Enforcement Offi cer an 
appeal on forms provided by the Township.  The appeal shall be fi led within 
ten (10) days after the date of the notice and order, revocation or denial of 
permit.  Upon receipt of such a petition, the Appeals Board shall set a time 
and place for hearing before the Appeals Board and shall give the petitioner 
written notice thereof by fi rst class mail postmarked at least ten (10) days 
prior to such hearing.  The hearing shall be held no less than ten (10) days 
and no more than thirty (30) days from the date the petition was fi led.  At such 
hearing, the petitioner shall be given an opportunity to be heard and to show 
cause why any item appearing on such notice and order should be modifi ed, 
or withdrawn.  The failure of the petitioner or his representative to appear and 
state his case at such hearing shall have the same effect as if no petition were 



58   HAMILTON COUNTY REGIONAL PLANNING COMMISSION / PLANNING PARTNERSHIP

fi led.
 C. Findings.  Prior to sustaining any violation notice and compliance order, the 

Appeals Board shall make the following fi ndings:
  1. The violator was served with a Notice of Violation and/or Citation Tag 

as provided for in Sections 4.09 and 4.11.
  2. The Citation Tag and/or Notice of Violation that was served stated the 

specifi c nature of the violation; corrective action needed to be taken 
to abate the violation; and a specifi c time period for abatement of the 
violation.

  3. Within the time period stipulated in the Citation Tag and/or Notice of 
Violation, the violator failed to comply with the Notice of Violation by 
not abating the violation, and/or by not bringing the use into compliance 
with the ___________________ Township Exterior Property Mainte-
nance Code.

  4. Upon expiration of the date indicated for compliance in the Notice of 
Violation, the property was being maintained in violation of specifi c 
provisions of the __________________ Township Exterior Property 
Maintenance Code and/or conditions imposed by the Appeals Board as 
a prerequisite to the modifi cation of a previous compliance order.

 D. Authority of Appeals Board.  Within thirty (30) days of the close of the public 
hearing, the Appeals Board shall render a decision sustaining, modifying, or 
withdrawing any item appearing on the notice and order.  The petitioner shall 
be notifi ed in writing of such action.

4.11 CITATION TAGS

 The Enforcement Offi cer is authorized and directed to provide citation tags which 
shall be used for the purposes of giving due notice and summons to the person or 
persons responsible for violations of this exterior property maintenance code.
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 A. Contents:  Such citation tags shall be put in writing on an appropriate form, state the 
nature of the violation, refer to the section or sections of this resolution violated, 
and state the appropriate assessment or penalty therefore.

 B. Payment of Assessment:  Such person or persons, when a citation tag as herein 
provided is served to him, shall appear at the place or places designated upon 
such tag and shall pay the assessment for the violation noted on the citation.  
Upon payment of the assessment as provided within the time limit provided 
herein, no further action will be taken to prosecute the violation noted on the 
citation, provided remedial action, if necessary, is taken.

 C. Notice and Future Violation:  The citation tag, as herein provided, shall be 
suffi cient notice, summons, and legal service thereof for the purpose speci-
fi ed thereon; provided, however, that the use of such tags shall not prohibit 
the issuance of either additional citation tags or a legal notice of violation as 
provided herein, in the event such violation is continued or repeated.

 D. Establishment of Fee Schedule by Township Trustees:  Prior to the issuance 
of any citation tag, the Township Trustees shall adopt by resolution a citation 
tag fee schedule assessment.  From time to time and upon its own motion, 
Township Trustees may modify the citation tag fee schedule assessment.

 E. Penalty Assessment:  When a violation citation tag has been issued pursuant 
to this section, an amount established by the Township Trustees is hereby as-
sessed on the violator.  If the assessment is paid within the seventy-two (72) 
hour period immediately following the issuance of the citation tag, all assess-
ments are reduced by fi fty percent (50%) subject to additional citations and 
assessment if the violation is not terminated within twenty-four (24) hours.  
Failure to pay the assessment within a period of thirty (30) days after the date 
of service of the citation tag shall constitute a minor misdemeanor, punish-
able as provided in Section 4.99 of this resolution.  Assessments may also be 
attached to the property taxes for the property in question.

4.12 PROSECUTION

 In case any violation order is not promptly complied with, the Enforcement Offi cer 
may request the Township Attorney to institute an appropriate action or proceeding 
at law to exact the penalty provided in Section 4.99 of this Code, and in addition 
thereto, may ask the Township Attorney to proceed at law or in equity against the 
person responsible for the violation for the purpose of ordering him/her to abate 
such nuisance.

4.13 ABATEMENT OF NUISANCE BY TOWNSHIP AND COST RECOVERY

 Should the nuisance not be abated at the expiration of the time stated in the notice or 
order of the Enforcement Offi cer or any extensions granted or such additional time 
as the Exterior Property Maintenance Code Appeals Board may grant, the Enforce-
ment Offi cer shall be authorized at any time thereafter to request a court to authorize 
entry to take such action as deemed appropriate to abate the nuisance, in addition 
to any remedies provided elsewhere in this Exterior Property Maintenance Code.  
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In abating such nuisance, the Enforcement Offi cer may call on any department, 
division or contractor of the Township for whatever assistance may be necessary to 
abate the aforesaid nuisance or may, by private contract, abate such nuisance and 
the cost of the contract will be paid for from Township funds.  All costs for abating 
such nuisance shall be recovered in the following manner:

 A. The owner(s) shall be billed directly by certifi ed mail deposited with the United 
States Post Offi ce.  In the event the certifi ed mail envelope is returned with 
endorsement showing that the envelope is unclaimed, then service shall be 
sent by ordinary mail and the mailing shall be evidenced by a certifi cate of 
mailing which shall be fi led by the Enforcement Offi cer.

 B. If the costs are not so recovered within thirty (30) days of receipt of the mailing 
described in Section 413(A), the Township may collect the cost in accordance 
with the Ohio Revised Code.

4.14 RULEMAKING AUTHORITY

 The Enforcement Offi cer shall have power as may be necessary in the interest of 
public safety, health and general welfare, to adopt and promulgate rules and regu-
lations to implement the provisions of this Code to secure the intent thereof and 
to designate requirements applicable because of local climatic or other conditions; 
but such rules shall not have the effect of waiving working stresses or fi re protec-
tion requirements specifi cally provided in this Code or violating approved practice 
involving public safety.

4.15 TRANSFER OF OWNERSHIP

 It shall be unlawful for the owner of any building or structure who has received a 
notice of violation to sell, transfer, mortgage, lease or otherwise dispose of to another 
until the provisions of the notice of violation have been complied with, or until such 
owner shall fi rst furnish the grantee, transferee, mortgagee or lessee a true copy of 
any notice of violation issued by the Enforcement Offi cer and shall furnish to the 
code offi cial a signed and notarized statement from the grantee, transferee, mortgagee 
or lessee, acknowledging the receipt of such notice of violation and fully accepting 
the responsibility without condition for making the corrections or repairs required 
by such notice of violation.

4.16 ABANDONMENT OF CONSTRUCTION PROJECT

 Any building or structure for which a building permit has been issued, and except 
for circumstances beyond the property owner’s control (e.g., labor strikes, inclem-
ent weather, etc.), all construction work shall be diligently pursued to completion.  
Any construction project upon which no substantial work has been undertaken for 
a period of six (6) months, shall be deemed abandoned.  Upon any construction 
project being deemed abandoned, all buildings or structures not completed to the 
degree such buildings or structures have been indicated on the plans submitted in 
support of a building permit, and all building materials and construction equipment 
shall be removed from the site.
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4.99 VIOLATION AND PENALTIES

 A. No person shall violate any provision or fail to conform to any of the require-
ments of this Exterior Property Maintenance Code or fail to comply with any 
order made thereunder.

 B. Whoever violates any section of this Code shall be guilty of a minor misde-
meanor and be fi ned not more than one hundred dollars ($100.00).  A separate 
offense shall be deemed committed each day during or on which a violation 
occurs or continues.

 C. The application of the penalty provided in subsection (B) hereof shall not be 
held to prevent the enforced removal of prohibited conditions.
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 ARTICLE V

 RESIDENTIAL EXTERIOR PROPERTY MAINTENANCE STANDARDS

5.01 APPLICATION OF MAINTENANCE STANDARDS

 The following standards are applicable to all residential structures, dwelling units, 
residential portions of mixed use structures and all dwelling units located in com-
mercial buildings.

5.02 STRUCTURAL SOUNDNESS AND MAINTENANCE OF DWELLINGS

 Every foundation, exterior wall, and roof of every dwelling shall be so constructed 
and maintained and be kept in good repair and in safe condition so as to make all 
occupied rooms and other interior areas weather-tight, water-tight, rodent proof and 
so as to be fi t for human habitation and so as to not adversely affect the neighbor-
hood in which they are located.  Good repair, maintenance and safe condition shall 
include but is not limited to the following:

 A. Foundations.  Foundations shall support the building at all points and shall 
be free of all holes and cracks which admit rodents, water or dampness to the 
interior of the building or lessen the capability of the foundation to support the 
building.

 B. Exterior Walls and Surfaces.  Exterior walls and other exterior surface materials 
shall be free of holes, cracks, loose or rotting boards and timbers or any other 
condition which might admit rodents, rain or dampness to the interior of the 
dwelling.

 C. Windows.  Windows shall be fully supplied with window glass or an approved 
substitute which is glazed and is without open cracks or holes, shall have sashes 
in good condition which fi t within frames, be capable of being easily opened and 
held in position by hardware, and maintained so as to exclude adverse weather 
elements from entering the structure.

 D. Exterior Doors.  Doors shall be maintained so as to be structurally sound, fi t 
within frames so as to be weatherproof, windproof, and water-proof and be 
provided with door hinges and door latches which are in good working condi-
tion.

 E. Roof.  Roof members, covering and fl ashing shall be structurally sound and 
tight so as to prevent the entrance of moisture and be maintained by renewal, 
repair, waterproofi ng or other suitable means.  Roof drainage shall be adequate 
to prevent rain water from causing dampness in the interior portion of the build-
ing.

 F. Gutters.  Rain gutters, downspouts, leaders or other means of water diversion 
shall be provided to collect/conduct and discharge all water from the roof and 
maintained so as not to leak or cause dampness in the walls, ceiling, or base-
ments or adversely affect adjacent properties.

 G. Chimneys.  Chimneys shall be free of cracks, holes or missing portions and 
maintained in sound condition.

 H. Porch.  Every porch shall be so constructed and maintained so as to be free of 
missing, defective, rotting or deteriorated foundations, supports, fl oors, other 
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members, and steps thereto, so as to be safe to use and kept in sound condition 
and in good repair.

 I. Structural Member.  Any structural member of a structure which has become 
deteriorated or damaged to the extent that it does not serve the purpose as origi-
nally intended shall be renewed, restored, repaired, or replaced as is necessary 
to serve the purpose as originally intended.

 J. Exterior Surfaces.  Except for materials that have been designed or manufactured 
to remain untreated, all exterior wood, composition or metal surfaces shall be 
protected from the elements by paint or other protective covering.  Surfaces 
shall be maintained so as to be kept clean and free of fl aking, loose or peeling 
paint or covering.  

 K. Basement.  Basement or cellar hatchways shall be so constructed and maintained 
as to prevent the entrance of rodents, rain and surface drainage into the dwell-
ing.

 L. Decorative Features:  All cornices, entablatures, bell courses, corbels, terra cotta 
trim, wall facings and similar decorative features shall be maintained in good 
repair with proper anchorage and in a safe condition.

5.03 PAINT AND COATING MATERIALS

 All paint and other coating materials shall be free of any lead.  These materials shall 
also be free of dangerous substances banned from general use by authorized federal, 
state, county, or local regulatory agencies for health and safety reasons.

5.04 EXTERIOR PROPERTY AND STRUCTURE EXTERIORS

 All buildings and the exterior of all premises shall be properly maintained to achieve 
a presentable appearance and to avoid blighting effects and hazardous conditions.

 A. Exterior Space.  The exterior open space around each dwelling shall be main-
tained or so improved so as to provide for:

  1) The immediate diversion of water away from buildings and proper drainage 
of the lot;

  2) Grass, plantings or other suitable ground cover to prevent soil erosion which 
is or may become detrimental to the structures, lot use or adjacent lots and 
structures;

  3) Yard-walks, parking areas, and driveways of a concrete, asphalt, pavers or 
similar surface which are of sound construction and properly maintained; 
and

  4) Exterior steps which are of sound construction and properly maintained free 
of hazardous conditions.

Maintenance.  The exterior of all premises and every structure thereon includ-
ing but not limited to walls, roofs, cornices, chimneys, drains, towers, porches, 
landings, fi re escapes, stairs, signs, windows, doors, awnings, and all surfaces 
thereof, shall be maintained so as to avoid any blighting effects on neighboring 
properties and shall be painted or protected where necessary for the purpose 
of preservation.  All canopies, signs, awnings, exterior stairways, fi re escapes, 
standpipes, exhaust ducts, porches, balconies, and similar overhanging exten-
sions, where exposed to public view, shall be maintained in good condition 
and shall not show evidence of ripping, tearing,or deterioration.
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 C. Fences and Walls.  All fences, retaining walls, or similar structures shall be anchored 
fi rmly in the ground, shall be constructed in a workmanlike manner and main-
tained in that same manner so that such approved fences, retaining walls, or 
similar structures shall always be in the state of good structural repair.  If any 
fence, retaining wall, or similar structure is found not to be in the state of good 
structural repair, it shall be removed, replaced, or repaired as required.  Except 
when constructed of materials that have been designed or manufactured to re-
main untreated, all fences shall be treated periodically with paint or chemicals 
so as to retard deterioration.

 D. Yards.  All yards, courts, and lots shall be kept free of overgrown grasses, debris 
and other materials which may cause a fi re, health, safety hazard, or general 
unsightliness.

 E. Hazards.  Hazards and unsanitary conditions shall be eliminated.
 F. Occupancy.  No temporary buildings, trailers, recreational vehicles, tents, or 

garages shall be used temporarily or permanently as a residence in the course 
of construction.

 G. Storage.  Except as provided for in other regulations of the Township, all outdoor 
storage of any kind shall be prohibited.

 H. Drainage.  All portions of all premises shall be so graded that there is no pool-
ing of water or recurrent entrance of water into any part of any building except 
when such pooling or retention of water is part of a plan approved by the County 
Engineer.  All condensate and waste cooling water shall be appropriately dis-
charged into an approved drainage system.

 I. Drainage Swales.  Swales are to be maintained by the owners of the parcels on 
which they are located, and at no time will anyone plant shrubs and/or trees, 
or discharge, empty, or place any material, fi ll or waste into any swale so as to 
divert or impede drainage fl ow.  Small swales can be mowed as part of the yard.  
Larger swales in meadow situations should be mowed less frequently in order 
to allow grasses to grow taller to retard runoff and prevent erosion.  Swales 
in woodland areas should be left in their natural condition leaving understory 
growth to retard runoff and prevent erosion.

 J. Junk, inoperable or Unlicensed Vehicle.  No junk, inoperable, or unlicensed 
vehicle shall be located on any residential property, except when stored within 
a completely enclosed building.

5.05 VEGETATION

 A. Vegetation Cutting Required.  All grass, weeds or rank vegetation shall be 
periodically cut and in no case shall exceed a height of eight (8) inches.

 B. Maintenance of Plantings.  All plant materials, especially trees and shrubs, af-
fl icted with decay, disease, insect infestation, or otherwise considered dangerous 
to other plant material shall be removed or appropriately treated.  All sound 
plant materials, especially trees and shrubs, shall be properly maintained and 
not evidence signs of neglect.

5.06 STAIRWAYS

 A. Exterior Stairways.  All exterior stairways on all residential premises shall be 
in accordance with the following provisions:
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  1) stairways shall be maintained free of holes, grooves, and cracks which 
constitute a safety hazard;

  2) stairways shall be maintained free of rotted or deteriorated supports;
  3) stairways shall have treads of uniform width and risers of uniform height; 

and
  4) stairway handrails and/or railings shall be fi rmly fastened and maintained 

in good condition.  Where the absence of handrails and/or railings create a 
hazardous condition, the Enforcement Offi cer may require their installation 
in accordance with the provisions of the _____________ County Building 
Code.

5.07 ACCESSORY STRUCTURES

 A. Accessory Structures.  All structures accessory to the dwellings, including 
detached garages, shall be maintained structurally sound, neatly maintained, 
and in good repair or shall be razed to grade level and debris removed from the 
premises.
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 ARTICLE VI

 COMMERCIAL EXTERIOR PROPERTY MAINTENANCE STANDARDS

6.01 GENERAL PROVISIONS

 Every commercial structure and commercial unit shall meet all of the provisions 
and requirements of the offi cial zoning code, building code, fi re code and health 
ordinance applicable to the structure and its intended and present use.  Where these 
codes require the provision of a particular facility or equipment, or where they set a 
structural or installation standard, such related parts of every commercial structure 
and commercial unit shall be maintained to the minimum standard provided for in 
the applicable section of this Code or to the minimum standard provided for in the 
above codes, whichever standard is higher.

 The following commercial exterior property maintenance standards are applicable 
to all commercial structures, commercial units, and portions of mixed use structures 
which are devoted to commercial use, including all exterior and structural require-
ments, soundness and maintenance.

6.02 STRUCTURAL SOUNDNESS AND MAINTENANCE OF COMMERCIAL 
STRUCTURES

 Every foundation, fl oor, wall, ceiling and roof of every commercial structure shall 
be so constructed and maintained and be kept in good repair and in safe condition 
so as to make all occupied rooms and other interior areas weather-tight, water-tight, 
rodent proof and so as to be fi t for human use and so as to not adversely affect the 
neighborhood in which they are located.  Good repair, maintenance and safe condi-
tion shall include but is not limited to the following:

 A. Foundations.  Foundations shall support the building at all points and shall 
be free of all holes and cracks which admit rodents, water or dampness to the 
interior of the building or lessen the capability of the foundation to support the 
building.

 B. Exterior Walls and Surfaces.  Exterior walls and other exterior surface materials 
shall be free of holes, cracks, loose or rotting boards and timbers or any other 
condition which might admit rodents, rain or dampness to the interior of the 
dwelling.

C. Windows.  Windows shall be fully supplied with window glass or an approved 
substitute which is glazed and is without open cracks or holes, shall have sashes 
in good condition which fi t within frames, and maintained so as to exclude 
adverse weather elements from entering the structure.

 D. Exterior Doors.  Doors shall be maintained so as to be structurally sound, fi t 
within frames so as to be weatherproof, windproof, and water-proof and be 
provided with door hinges and door latches which are in good working condi-
tion.

 E. Roof.  Roof members, covering and fl ashing shall be structurally sound and 
tight so as to prevent the entrance of moisture and be maintained by renewal, 
repair, waterproofi ng or other suitable means.  Roof drainage shall be adequate 
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to prevent rain water from causing dampness in the interior portion of the build-
ing.

 F. Gutters.  Rain gutters, downspouts, leaders or other means of water diversion 
shall be provided to collect/conduct and discharge all water from the roof and 
maintained so as not to leak or cause dampness in the walls, ceiling, or base-
ments or adversely affect adjacent properties.

 G. Chimneys.  Chimneys shall be free of cracks, holes or missing portions and 
maintained in sound condition.

 H. Porch.  Every porch shall be so constructed and maintained so as to be free of 
missing, defective, rotting or deteriorated foundations, supports, fl oors, other 
members, and steps thereto, so as to be safe to use and kept in sound condition 
and in good repair.

 I. Structural Member.  Any structural member of a structure which has become 
deteriorated or damaged to the extent that it does not serve the purpose as origi-
nally intended shall be renewed, restored, repaired, or replaced as is necessary 
to serve the purpose as originally intended.

 J. Exterior Surface.  Except for materials that have been designed or manufactured 
to remain untreated, all exterior wood, composition or metal surfaces shall be 
protected from the elements by paint or other protective covering.  Surfaces 
shall be maintained so as to be kept clean and free of fl aking, loose or peeling 
paint or covering.

 K. Basement.  Basement or cellar hatchways shall be so constructed and main-
tained as to prevent the entrance of rodents, rain and surface drainage into the 
structure.

 L. Decorative Features.  All cornices, entablatures, bell courses, corbels, terracotta 
trim, wall facings, and similar decorative features shall be maintained in good 
repair with proper anchorage and in a safe condition.

6.03 PAINT AND COATING MATERIALS

 All paint and other coating materials shall be free of any lead.  These materials shall 
also be free of dangerous substances banned from general use by authorized federal, 
state, county, or local regulatory agencies for health and safety reasons.

6.04 EXTERIOR PROPERTY AND STRUCTURE EXTERIORS

 All buildings and the exterior of all premises shall be properly maintained to achieve 
a presentable appearance and to avoid blighting effects and hazardous conditions.

 A. Exterior Space.  The exterior open space around each structure shall be main-
tained or so improved so as to provide for:

  1) The immediate diversion of water away from buildings and proper drainage 
of the lot;

  2) Grass, plantings or other suitable ground cover to prevent soil erosion 
which is or may become detrimental to the structures, lot use or adjacent 
lots and structures; and

  3) Yard-walks, parking areas, driveways and exterior steps which are of a 
permanently hard, dust free surface of sound construction and properly 
maintained.

 B. Maintenance.  The exterior of all premises and every structure thereon including 
but not limited to walls, roofs, cornices, chimneys, drains, towers, porches, land-
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ings, fi re escapes, stairs, store fronts, signs, windows, doors, awnings, marquees, 
and all surfaces thereof, shall be maintained so as to avoid any blighting effects 
on neighboring properties and shall be painted or protected where necessary for 
the purpose of preservation.

  All canopies, marquees, signs, awnings, exterior stairways, fi re escapes, stand-
pipes, exhaust ducts, porches, balconies, and similar overhanging extensions, 
and their supporting structures where exposed to public view, shall be maintained 
in good condition and shall not show evidence of ripping, tearing, or deteriora-
tion.  Prohibited and obsolete signs shall be removed or replaced pursuant to the 
applicable sections of the ________________ Township Zoning Resolution.

 C. Fences and Walls.  All fences, retaining walls, or similar structures shall be 
anchored fi rmly in the ground, shall be constructed in a workmanlike manner 
and maintained in that same manner so that such approved fences, retaining 
walls, or similar structures shall always be in the state of good structural repair.  
If any fence, retaining wall, or similar structure is found not to be in the state 
of good structural repair, it shall be removed, replaced, or repaired as required.  
Except when constructed of materials that have been designed or manufactured 
to remain untreated, all fences shall be treated periodically with paint or chemi-
cals so as to retard deterioration. 

 D. Yards.  All yards, courts, and lots shall be kept free of noxious weeds, overgrown 
grasses, debris and other materials which may cause a fi re, health, safety hazard, 
or general unsightliness.

 E. Hazards.  Hazards and unsanitary conditions shall be eliminated.
 F. Occupancy.  No temporary buildings, trailers, recreational vehicles, tents, or 

garages shall be used temporarily or permanently as a residence in the course 
of construction.

 G. Drainage.  All portions of all premises shall be so graded that there is no pool-
ing of water or recurrent entrance of water into any part of any building except 
where such pooling or retention of water is part of a plan approved by the 
County Engineer.  All condensate and waste cooling water shall be appropriately 
discharged into an approved drainage system.

 H. Drainage Swales.  Swales are to be maintained by the owners of the parcels 
on which they are located, and at no time will anyone plant trees and/or shrubs 
or discharge, empty, or place any material fi ll or waste into any swale so as to 
impede or divert drainage fl ow.  Small swales can be mowed as part of the yard.  
Larger swales in meadow situations should be mowed less frequently in order 
to allow grasses to grow taller to retard runoff and prevent erosion.  Swales in 
woodland areas should be left in their natural condition leaving the understory 
growth to retard runoff and prevent erosion.

 I. Junk, Inoperable or Unlicensed Vehicle.  No junk, inoperable, or unlicensed 
vehicle shall be located on any commercial property, except when stored 
within a completely enclosed building or in a manner in conformance with the 
___________________ Township Zoning Resolution.

 J. Traffi c Markings.  All traffi c markings such as directional arrows, lane division 
lines, parking space lines, stop signs, etc., shall be maintained so as to be clearly 
visible and easily recognized.

 K. Conduct of Business.  
  1. All business activity, except for off-street loading, shall be conducted within 

completely enclosed buildings.
  2. All storage of trash and garbage containers and/or dumpsters shall be ef-
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fectively screened from view in a manner approved by the Enforcement 
Offi cer.

  3. All storage of materials, goods or products, including inoperable vehicles, 
shall be within a completely enclosed building.  EXCEPTION:  Those busi-
nesses which are permitted or conditionally permitted under the terms of the 
__________________ Township Zoning Resolution to conduct business 
or maintain outdoor storage of materials, goods or products out-of-doors 
are excepted from compliance with this and subparagraph 1.

 L. Exterior Light Fixtures.  Exterior lighting fi xtures over steps, paths, walkways, 
courts, drives and parking lots shall be neatly maintained in operable condi-
tion and lighted for suffi cient periods of time before and after business hours 
to provide for pedestrian and employee safety and properly aimed so as not to 
shine on adjacent properties (per local zoning regulation).

6.05 VEGETATION

 A. Vegetation Cutting Required.  All grass, weeds or rank vegetation shall be 
periodically cut and in no case shall exceed a height of eight (8) inches.

 B. Maintenance of Plantings.  All plant materials, especially trees and shrubs, af-
fl icted with decay, disease, insect infestation, or otherwise considered dangerous 
to other plant material shall be removed or appropriately treated.  All sound 
plant materials, especially trees and shrubs, shall be properly maintained and 
not evidence signs of neglect.6.06 STAIRWAYS

 A. Exterior Stairways.  All exterior stairways on all commercial premises shall be 
in accordance with the following procedures:

  1) stairways shall be maintained free of holes, grooves, and cracks which 
constitute a safety hazard;

  2) stairways shall be maintained free of rotted or deteriorated supports;
  3) stairways shall have treads of uniform width and risers of uniform height; 

and
  4) stairway handrails and/or railings shall be fi rmly fastened and maintained 

in good condition.  Where the absence of handrails and/or railings create 
a hazardous condition, the Enforcement Offi cer may require their instal-
lation in accordance with the provisions of the _______________ County 
Building Code.

6.07 ACCESSORY STRUCTURES

 A. Accessory Structures.  All structures accessory to commercial use, including 
signs and  detached storage buildings, shall be maintained structurally sound, 
neatly maintained,  and in good repair or shall be razed to grade level and debris 
removed from the premises.
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 ARTICLE VII

 INDUSTRIAL EXTERIOR PROPERTY MAINTENANCE STANDARDS

7.01 GENERAL PROVISIONS

 Every industrial structure and industrial use shall meet all provisions and require-
ments of the offi cial zoning code, building code, fi re code and health ordinance ap-
plicable to the structure and its intended and present use.  Where these codes require 
the provision of a particular facility or equipment, or where they set a structural or 
installation standard, such related parts of every industrial structure and industrial 
use shall be maintained to the minimum standard provided for in the applicable 
section of this Code or to the minimum standard provided for in the above codes, 
whichever standard is higher.

 The following industrial exterior property maintenance standards are applicable to 
all industrial structures, industrial uses, and portions of mixed use structures which 
are devoted to industrial use, including all exterior and structural requirements, 
soundness and maintenance.

7.02 STRUCTURAL SOUNDNESS AND MAINTENANCE OF INDUSTRIAL 
STRUCTURES

 Every foundation, fl oor, wall, ceiling and roof of every industrial structure shall be 
so constructed and maintained and be kept in good repair and in safe condition so 
as to make all interior areas weather-tight, water-tight, rodent proof and so as to be 
fi t for human use and so as to not adversely affect the neighborhood in which they 
are located.  Good repair, maintenance and safe condition shall include but is not 
limited to the following:

 A. Foundations.  Foundations shall support the building at all points and shall 
be free of all holes and cracks which admit rodents, water or dampness to the 
interior of the building or lessen the capability of the foundation to support the 
building.

 B. Exterior Walls and Surfaces.  Exterior walls and other exterior surface materials 
shall be free of holes, cracks, loose or rotting boards and timbers or any other 
condition which might admit rodents, rain or dampness to the interior of the 
building.

 C. Windows.  Windows shall be fully supplied with window glass or an approved 
substitute which is glazed and is without open cracks or holes, shall have sashes 
in good condition which fi t within frames, and maintained so as to exclude 
adverse weather elements from entering the structure.

 D. Exterior Doors.  Doors shall be maintained so as to be structurally sound, fi t 
within frames so as to be weatherproof, windproof, and water-proof and be 
provided with door hinges and door latches which are in good working condi-
tion.

 E. Roof.  Roof members, covering and fl ashing shall be structurally sound and 
tight so as to prevent the entrance of moisture and be maintained by renewal, 
repair, waterproofi ng or other suitable means.  Roof drainage shall be adequate 
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to prevent rain water from causing dampness in the interior portion of the build-
ing.

 F. Gutters.  Rain gutters, downspouts, leaders or other means of water diversion 
shall be provided to collect/conduct and discharge all water from the roof and 
maintained so as not to leak or cause dampness in the walls, ceiling, or base-
ments or adversely affect adjacent properties.

 G. Chimneys.  Chimneys shall be free of cracks, holes or missing portions and 
maintained in sound condition.

 H. Structural Member.  Any structural member of a structure which has become 
deteriorated or damaged to the extent that it does not serve the purpose as origi-
nally intended shall be renewed, restored, repaired, or replaced as is necessary 
to serve the purpose as originally intended.

 I. Exterior Surface.  Except for materials that have been designed or manufactured 
to remain untreated, all exterior wood, composition or metal surfaces shall be 
protected from the elements by paint or other protective covering.  Surfaces 
shall be maintained so as to be kept clean and free of fl aking, loose or peeling 
paint or covering.  

 J. Decorative Features.  All cornices, entablatures, bell courses, corbels, terracotta 
trim, wall facings, and similar decorative features shall be maintained in good 
repair with proper anchorage and in a safe condition.

7.03 PAINT AND COATING MATERIALS

 All paint and other coating materials shall be free of any lead.  These materials shall 
also be free of dangerous substances banned from general use by authorized federal, 
state, county, or local regulatory agencies for health and safety reasons.

7.04 EXTERIOR PROPERTY AND STRUCTURE EXTERIORS

 All buildings and the exterior of all premises shall be properly maintained to achieve 
a presentable appearance and to avoid blighting effects and hazardous conditions.

 A. Exterior Space.  The exterior open space around each structure shall be main-
tained or so improved so as to provide for:

  1) The immediate diversion of water away from buildings and proper drainage 
of the lot;

  2) Grass, plantings or other suitable ground cover to prevent soil erosion 
which is or may become detrimental to the structures, lot use or adjacent 
lots and structures; and

  3) Yard-walks, parking areas, driveways and exterior steps which are of a 
permanently hard, dust free surface of sound construction and properly 
maintained.

 B. Maintenance.  The exterior of all premises and every structure thereon including 
but

     not limited to walls, roofs, cornices, chimneys, drains, towers, fire 
escapes,stairs,fro

nts,signs, windows, doors, awnings, marquees, and all surfaces thereof, shall be 
maintained so as to avoid any blighting effects on neighboring properties and 
shall be painted or protected where necessary for the purpose of preservation.

  All canopies, marquees, signs, awnings, exterior stairways, fi re escapes, stand-
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pipes, exhaust ducts, and similar overhanging extensions, including their sup-
porting structures where exposed to public view, shall be maintained in good 
condition and shall not show evidence of ripping, tearing, or deterioration.  
Prohibited and obsolete signs shall be removed or replaced pursuant to the 
applicable sections of the ___________________ Township Zoning Resolu-
tion.

 C. Fences and Walls.  All fences, retaining walls, or similar structures shall be 
anchored fi rmly in the ground, shall be constructed in a workmanlike manner 
and maintained in that same manner so that such approved fences, retaining 
walls, or similar structures shall always be in the state of good structural repair.  
If any fence, retaining wall, or similar structure is found not to be in the state of 
good structural repair, it shall be removed, replaced, or repaired as required.

  Except when constructed of materials that have been designed or manufactured 
to remain untreated, all fences shall be treated periodically with paint or chemi-
cals so as to retard deterioration. 

 D. Yards.  All yards, courts, and lots shall be kept free of noxious weeks, overgrown 
grasses, debris and other materials which may cause a fi re, health, safety hazard, 
or general unsightliness.

 E. Hazards.  Hazards and unsanitary conditions shall be eliminated.
 F. Occupancy.  No temporary buildings, trailers, recreational vehicles, tents, or 

garages shall be used temporarily or permanently as a residence in the course 
of construction.

 G. Drainage.  All portions of all premises shall be so graded that there is no pool-
ing of water or recurrent entrance of water into any part of any building except 
when such pooling or retention of water is part of a plan approved by the County 
Engineer.  All condensate and waste cooling water shall be appropriately dis-
charged into an approved drainage system.

 H. Drainage Swales.  Swales are to be maintained by the owners of the parcels 
on which they are located, and at no time will anyone plant trees and/or shrubs 
or discharge, empty, or place any material fi ll or waste into any swale so as to 
impede or divert drainage fl ow.  Small swales can be mowed as part of the yard.  
Larger swales in meadow situations should be mowed less frequently in order 
to allow grasses to grow taller to retard runoff and prevent erosion.  Swales in 
woodland areas should be left in their natural condition leaving the understory 
growth to retard runoff and prevent erosion.

 I. Junk, inoperable or Unlicensed Vehicle.  No junk, inoperable, or unlicensed 
vehicle shall be located on any industrial property, except when stored within a 
completely enclosed building or in a manner in conformance with the _______ 
Township Zoning Resolution.

 J. Traffi c Markings.  All traffi c markings such as directional arrows, lane divi 
  sion lines, parking space lines, stop signs, etc., shall be maintained so as to be 
  clearly visible and easily recognized.
 K. Conduct of Business.  
  1. All business activity, except for off-street loading, shall be conducted within 

completely enclosed buildings.
  2. All storage of trash and garbage containers and/or dumpsters shall be ef-

fectively screened from view in a manner approved by the Enforcement 
Offi cer.

  3. All storage of materials, goods or products, including inoperable vehicles, 
shall be within a completely enclosed building.  EXCEPTION:  Those busi-
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nesses which are permitted or conditionally permitted under the terms of the 
__________________ Township Zoning Resolution to conduct business 
or maintain outdoor storage of materials, goods or products out-of-doors 
are excepted from compliance with this and subparagraph 1.

 L. Exterior Light Fixtures.  Exterior lighting fi xtures over steps, paths, walkways, 
courts, drives and parking lots shall be neatly maintained in operable condi-
tion and lighted for suffi cient periods of time before and after working hours 
to provide for pedestrian and employee safety and properly aimed so as not to 
shine on adjacent properties (per local zoning regulation).

7.05 VEGETATION

 A. Vegetation Cutting Required.  All grass, weeds or rank vegetation shall be 
periodically cut and in no case shall exceed a height of eight (8) inches.

 B. Maintenance of Plantings.  All plant materials, especially trees and shrubs, af-
fl icted with decay, disease, insect infestation, or otherwise considered dangerous 
to other plant material shall be removed or appropriately treated.  All sound 
plant materials, especially trees and shrubs, shall be properly maintained and 
not evidence signs of neglect.

7.06 STAIRWAYS

 A. Exterior Stairways.  All exterior stairways on all industrial premises shall be in 
accordance with the following provisions:

  1) stairways shall be maintained free of holes, grooves, and cracks which 
constitute a safety hazard;

  2) stairways shall be maintained free of rotted or deteriorated supports;
  3) stairways shall have treads of uniform width and risers of uniform height; 

and
  4) stairway handrails and/or railings shall be fi rmly fastened and maintained 

in good condition.  Where the absence of handrails and/or railings create a 
hazardous condition, the Enforcement Offi cer may require their installation 
in accordance with the provisions of the Building Code.

7.07 ACCESSORY STRUCTURES

 A. Accessory Structures.  All structures accessory to the industrial use, including 
signs, shall be maintained structurally sound and in good repair or shall be razed 
to grade level and debris removed from the premises.



74   HAMILTON COUNTY REGIONAL PLANNING COMMISSION / PLANNING PARTNERSHIP

[THIS PAGE INTENTIONALLY LEFT BLANK]



PROPERTY MAINTENANCE WORKSHOP FOR ELECTED OFFICIALS AND ADMINISTRATORS IN HAMILTON COUNTY  75   

On September 2, 1997, the Milford City Council passed an ordinance creating the Property 
Maintenance Code. The overall purpose was to add an important tool to our beautifi cation 
and revitalization initiative. It has been demonstrated that the overwhelming majority of 
our citizens approve of this program. This approval is not surprising since nothing is more 
harmful to the beauty of a neighborhood than a house in a state of disrepair, or a yard 
littered with unsightly junk. In addition to the visual pain, such a property also devalues 
the properties around it; this devaluation and depreciation of neighboring properties is 
simply unfair. 

The code outlines a variety of maintenance standards. All exterior components shall 
be kept in good repair. All surfaces shall be covered with a protective coating, which 
preserved the structure and does not contribute to deterioration. Exterior shall be free of 
deterioration such as broken glass, loose or missing shingles, crumbling brick and peeling 
or deteriorated paint. 

In residential zones, all outdoor storage for a continuous period exceeding 15-days shall 
be within enclosed buildings or shall be effectively screened from view. This clause 
would cover items such as inoperable vehicles or miscellaneous junk. Functional items 
such as children’s play structures, operable vehicles and bicycles are exempt from this 
provision. 

In business zones, non-operative signs should be repaired or removed. Obsolete signs 
shall be removed. Except for display merchandise, no merchandise or inventory shall be 
stored in public view. 

All premises and landscape elements shall be maintained in a safe and sanitary condition 
including but not limited to steps, walks, driveways, fences, trees, shrubs, grass, and weeds. 
If any such area or object constitutes a danger to health and safety, it shall be repaired 
or removed. Weeds and grass shall be kept trimmed and from becoming overgrown. All 
yards, courts or lots shall be kept free of accumulations of trash, garbage, waste, rubbish, 
refuse, or junk. 

Code violations are heard and reviewed by the Citizens Housing Committee, which is 
composed of fi ve citizens. If they determine a property is in violation of the code, they 
work with the property owner to have the situation remodeled. If a property owner does 
not comply with the Ordinance, they submit written recommendations to the Building 
Offi cials. These offi cials along with the police department and Mayor’s Court are respon-
sible for enforcement. 

Ninety-eight percent of Milford’s businesses and citizens are in voluntary and harmonious 
accord with the provisions of this code. They want a beautiful and well-maintained city 
because they know that is what it takes to maintain and increase property values. They 
also appreciate a clean, beautiful and welcoming environment. 

PROPERTY MAINTENANCE CODE- CITY OF MILFORD

Lou Bishop, City of Milford City Council
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CHAPTER 1312
Property Maintenance

1312.01 Maintenance.     1312.03 Rules and Regulations.
1312.02 Citizens Housing Committee.  1312.99 Penalty.

1312.01 MAINTENANCE.
(a) Maintenance Required. All buildings and structures, all parts thereof and all building 
service equipment shall be maintained in a safe, sanitary and non-hazardous manner. All 
means of egress, devices, safeguards and equipment shall be kept in good working order. 
The exterior of all premises and the condition of all buildings, structures and components 
thereon shall be maintained so as to prevent and/or repair deterioration, so that the appear-
ance thereof shall refl ect a level of maintenance in conformity with the Milford Codifi ed 
Ordinances and so as to insure that the property itself may be preserved safely and that 
hazards to public health and safety are avoided.

(b) Review and Recommendations by Committee. To assist in the enforcement of the 
provisions of this section, the Building Offi cial or his representative shall refer all sus-
pected violations and complaints to the Citizens Housing Committee for their review 
and recommendation. No violation notice shall be issued by the Building Offi cial or his 
representative unless a written recommendation from the Citizens Housing Committee 
is received, indicating that corrective measures are required to avoid hazards to public 
health and safety and/or protect adjoining or neighboring properties from safety, fi re and 
structural hazards.

(c) Maintenance Standards.
(1) Maintenance of structures. Each owner and/or occupant shall keep all exterior 
components of every structure in good repair, including but not limited to, walls, roofs, 
chimneys, cornices, gutters, downspouts, drains, porches, steps, landings, fi re escapes, 
exterior stairs, windows, shutters, doors, storefronts, signs, marquees and awnings.

A. All surfaces shall be covered with a protective coating, including paint, shingles,       
plastic/aluminum/asbestos or vinyl siding or other material which preserves the 
structure and does not contribute to deterioration.

B. All surfaces shall be maintained free of deterioration, including but not limited 
to, broken glass, loose or missing shingles or siding, crumbling brick, stone and 
mortar, and peeling, scaling or deteriorated paint.

C. Overhanging structures, including canopies, marquees, signs, awnings, exterior 
stairways, fi re escapes, and other structures with overhanging extensions shall be 
maintained in good repair, be securely anchored to the structure, and protected 
from rust and other signs of decay by application of a weather protective mate-
rial such as paint. Non-operative or broken electrical signs shall be repaired or 
removed. All obsolete signs and sign structures shall be removed.

D. Except for display merchandise in nonresidential buildings, no storage of 
materials, goods, stock or inventory shall be permitted in building openings 

CITY OF  MILFORD - BUILDING CODE
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ordinarily exposed to public view unless such areas are screened from public 
view. All such screening shall be of clean material and will be maintained in a 
good state of repair.

(2) Maintenance of accessory structures. Each accessory structure shall be sub-
ject to the maintenance standards set forth in Section 1312.01. Further, each 
structure shall:

A. Provide weatherproof usable space and shall not harbor rodents, termites, or 
other vermin.

B. All business, servicing or processing, except for off-street loading, shall be 
conducted within completely enclosed buildings.

C. In nonresidential districts, storage shall be within enclosed buildings or effec-
tively screened from view by plantings as required by the Zoning Code.

D. In residential zones all outdoor storage for a continuous period exceeding fi fteen 
days shall be within enclosed buildings or it shall be effectively screened from 
view as required by the Zoning Code. However, the storage of functional items 
such as children’s play structures, fi rewood and operable vehicles and bicycles 
shall be exempt from this provision.

E. Inoperable vehicles must be stored within an enclosed building or effectively 
screened from view as required by the Zoning Code.

(3) Maintenance of premises and landscape elements.
A. All premises and landscape elements shall be maintained in a safe and sanitary 

condition, including but not limited to steps, walks, driveways, fences, retain-
ing walls, trees, shrubs, grass and weeds.If any such area or object constitutes 
a danger to health or safety, it shall be repaired, replaced or removed.

B. All paved driveways and walks which exist within the public right of way shall 
be maintained in a safe condition.

C. All fences, retaining walls, or similar structures shall be fi rmly anchored in the 
ground and maintained in good structural repair. Wooden elements or other 
elements subject to deterioration from weathering shall be maintained with 
chemicals or paint to preserve the element and to retard deterioration.

D. Weeds and grass shall be kept trimmed and from becoming overgrown in accord 
with the provisions of Section 915.02.

E. Trees and shrubs which have branches projecting into the public right of way, 
including public sidewalks, public places or public highway, shall be kept 
trimmed in accordance with the provisions of Section 915.01.

F. Trees and shrubs affl icted with a form of decay or vegetation sickness which can 
be transmitted to other trees or shrubs shall be removed or shall be treated or 
sprayed so as to eliminate the risk of such decay or vegetation sickness being 
transmitted to other trees. Dead trees in proximity to rights of way, buildings, 
structures or congregations of people which may endanger such objects shall 
be removed.

G. All yards, courts, or lots shall be kept free of accumulations of trash, garbage, 
waste, rubbish, refuse, junk and other noxious or offensive materials or sub-
stances which may cause a fi re hazard or may act as a breeding place for vermin 
or insects. Storage of miscellaneous items must be within enclosed structures 
or screened as required in the Zoning Code.

H. All portions of all premises shall be graded so that there is not pooling of water 
or recurrent entrance of water into any basement or cellar. All condensate and 
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waste cooling water shall be discharged into the storm sewer system with ap-
proval of the City Engineer.

(d) Maintenance After Casualty Damage. Within a period of thirty days after casualty 
damage to any premises the owner and/or operator shall have taken the following steps:

(1) Contracted for the repair and restoration of damaged areas and removal of debris; 
and/or

(2) Contracted for the demolition and removal of any part of the premises not to be 
repaired and restored and for the removal of debris in connection therewith. (Ord. 
97-1813. Passed 9-2-97.)

1312.02 CITIZENS HOUSING COMMITTEE.
(a) Establishment of Citizens Housing Committee; Membership; Appointment; Terms; 
Vacancies; Oaths; Compensation; Removal; Offi cers.

(1) The Citizens Housing Committee is hereby established pursuant to the authority 
set forth in Section 3.14 of the Charter.

(2) The Citizens Housing Committee shall consist of fi ve residents of the City, none 
of whom may hold other public offi ce in the City and each of whom shall have 
resided in the City for a period of two years.

(3) The City Manager shall be the appointing authority of the Citizens Housing Com-
mittee, subject to the approval of the City Council.

(4) The term of offi ce for each member of the Citizens Housing Committee shall be for 
three years; however, the terms of offi ce of the members fi rst appointed shall be 
staggered so that two members shall serve for one year, two members shall serve 
for two years, and one member shall serve for three years.

(5) Vacancies on the Citizens Housing Committee shall be fi lled within sixty calendar 
days. When an occupancy occurs, other than through expiration of the term of 
offi ce, it shall be fi lled for the remainder of that term.

(6) All members of the Citizens Housing Committee shall, before entering upon their 
duties, qualify by taking the City’s oath of offi ce. 

(7) Reimbursement for expenses or compensation or both may be authorized for mem-
bers on the Citizens Housing Committee.

(8) Any member of the Citizens Housing Committee may be removed by the City 
Council, for ineffi ciency, neglect of duty, malfeasance or confl ict of interest.

(9) The Citizens Housing Committee shall elect annually a chairman, vicechairman, 
and secretary, and any offi cer shall be eligible for reelection at the expiration of 
his term.

(b) Meetings of Citizens Housing Committee; Quorum; Minutes; By-Laws; Finances; 
Subpoena Power; Administration of Oaths.

(1) The Citizens Housing Committee shall conduct meetings at the call of the chair-
man, who shall give written or oral notice to all members of the Citizens Housing 
Committee at least seven days prior to the meeting; which notice shall contain 
the date, time and place for the meeting, and the subject or subjects which will be 
discussed.

(2) A simple majority of the total membership of the Citizens Housing Committee, as 
established by regulation or agreement, shall constitute a quorum. Any member of 
the Citizens Housing Committee who has any direct or indirect fi nancial interest in 
the outcome of any question before the body shall discuss the nature of the interest 
and shall disqualify himself from voting on the question.
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(3) The action of the Citizens Housing Committee shall be by motion or resolution. 
No motion or resolution shall be passed without the concurrence of at least three 
members of the Citizens Housing Committee. 

(4) The Citizens Housing Committee shall adopt bylaws for the transaction of business 
and shall keep minutes and records of all proceedings including motions, resolu-
tions, regulations, transactions, fi ndings, and determinations and the number of 
votes for and against each question, and if any member is absent or abstains from 
voting indicating the fact, all of which shall immediately after adoption, be fi led 
in the offi ce of the Citizens Housing Committee. A transcript of the minutes of 
the Citizens Housing Committee shall be provided if requested by a party, at the 
expense of the requesting party, and the transcript shall constitute the record.

(5) The Citizens Housing Committee shall have the power to issue subpoenas to com-
pel witnesses to attend its meetings and give evidence bearing upon the questions 
before it.

(6) The Chairman of the Citizens Housing Committee shall have the power to administer 
an oath to witnesses prior to their testimony before the Committee on any issue.

(c) Duties, Jurisdiction and Responsibilities. The Citizens Housing Committee shall review 
all suspected violations of the provisions of Section 1312.01 of this Building Code and 
submit written recommendations thereon to the Building Offi cials.
(Ord. 97-1813. Passed 9-2-97.)

1312.03 RULES AND REGULATIONS.
The Citizens Housing Committee may adopt any Rules and Regulations which are neces-
sary and proper for carrying into execution all the powers vested in it by this Chapter. The 
Rules and Regulations shall fi rst be submitted to City Council for its approval.
(Ord. 98-1915. Passed 11-3-98.)

1312.99 PENALTY.
Whoever violates any of the provisions of this chapter or fails to comply with any of its 
requirements or any of the Rules and Regulations adopted by the Housing Committee 
pursuant to this chapter shall be fi ned not more than one hundred dollars ($100.00). Each 
day during which noncompliance or a violation continues shall constitute a separate offense. 
Nothing herein contained shall prevent the City from taking such other lawful action as is 
necessary to prevent or remedy any violations. (Ord. 98-1915. Passed 11-3-98.)
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SELECTED 
READINGS
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VILLAGE OF SHOREWOOD'S 
CERTIFICATE OF COMPLIANCE PROGRAM

Shorewood is a fi rst ring suburb of the City of Milwaukee with a current population 
of around 14,000. Incorporated in 1900 as East Milwaukee and in 1917 as the Village 
of Shorewood, it is totally developed. There are about 6,480 dwelling units in the 
community with 51% in buildings of 2 units or more (potentially rentable). By land area, 
population density is the highest in the State of Wisconsin. As a “bedroom community”, 
about 85% of our tax base is in residential property with an average age of about 70 
years. Maintaining the quality (and value) of this large segment of the base is crucial to 
the economic viability of the community. This effort is no small task given the impact of 
a major urban university (University of Wisconsin, Milwaukee) at our south border, the 
tendency for populations to out-migrate to exurban areas and Shorewood’s geographical 
location between the Milwaukee River and Lake Michigan with an ever increasing 
number of commuters using 
the Village to access the central 
city. 

Prior to the establishment of 
the Certifi cate of Compliance 
program, there existed 
three areas of inspection 
concentration. These three areas 
being: 1. inspection of new 
construction or remodeling in 
which permits were applied for, 
2. inspections which dealt with 
the upkeep and maintenance of 
buildings, and 3. inspections 
which involved those instances 
where there was “reasonable 
cause” with regard to hazardous 
conditions or where buildings 
were declared to be “unfi t 
for human habitation”. The 
Certifi cate of Compliance 
program was established to 
identify the problems existing 
in the current method and 
resolve those problems: These 
problems included:
• Only the exterior of 

buildings and structures 
were being looked at.

• Random inspections made 
only when the inspector’s 
schedule would permit 
housing code enforcement.

• Even when inspections Milwaukee County Map. (Source: http://www.wisconline.com/counties/
milwaukee/map.html)
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were made on the interior, they were not complete from basement to attic.
• Random inspections, although citing necessary repairs, sometimes identifi ed and/or 

compounded fi nancial hardships.
• Motivation for compliance was limited to fi nes which could be imposed only after 

substantial delays and time consuming court procedures.
• Resolution of code violations in some cases caused landlord/tenant problems.
• Inspection levels from property to property lacked uniformity due to voluntary 

access to all areas and concern for invasion of privacy.

Under the Certifi cate of Compliance program, all residential buildings or structures and 
all outside areas associated with residential property to be sold are inspected to determine 
if they comply with an extensive list of codes. The procedure followed by a property 
owner for acquiring a Certifi cate of Compliance is as follows:
1. The property owner or his agent fi lls out the application.
2. An inspection appointment is made with the applicant.
3. An inspection sheet is fi lled out for the property and the inspection is made.
4. If no violations are noted, the inspector indicates this on the inspection sheet and a 

Certifi cate of Compliance is fi lled out and issued. 
5. If violations exist, they are listed on a Statement of Non-Compliance and sent to the 

applicant. A period of time is also given to correct the items listed.
6. When all items are corrected, a re-inspection is made by appointment after which a 

Certifi cate of Compliance is issued.

Source: 
Interview toJames J. Lynch, Director. Department of Community Development. 
Catalina Landivar, 7/8/2003
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Major threats for jurisdictions in Hamilton County are population loss and declining 
property values. The “Community Values Survey” conducted by the Hamilton County 
Regional Planning Commission (HCRPC) in October 2000 showed that the top two rea-
sons why residents are moving out of the county is to fi nd new housing opportunities and 
to live in safer communities. 

Elected offi cials, municipal and township administrators, and investors are fi nding a golden 
opportunity in the renewed interest in “urban living.” While many of the new subdivisions 
and business districts in the outskirts are trying to recreate a neo-traditional feel, most of 
the jurisdictions and neighborhoods in Hamilton County have developed in the “tradi-
tional” way over the course of decades. What mature communities in the county do not 
have in terms of new housing stock, they have abundantly in community character, history, 
infrastructure, cultural amenities, proximity to work place and affordable housing. 

Elected offi cials and administrators are looking into strategies to make investment in 
housing in Hamilton County jurisdictions an attractive proposition. One strategy, that 
some are taking a closer look at, is to prevent blight through the enforcement of property 
maintenance codes. The Ohio Revised Code (ORC) provides general guidelines for nui-
sance abatement that all subdivisions in the state can enforce. Those nuisances include 
tall grass, junk vehicles, trash and other problems that are generally “unsightly” nuisances 
outside of the building or property. 

Safety or health related problems inside of a building, according to the ORC, can be 
dealt with through the Health Department. It is up to the individual jurisdictions to pass 
more stringent regulations to enforce property maintenance. Some jurisdictions address 
nuisances through zoning or building inspections. Bottom line, home rule applies, and 
local jurisdictions decide how far to go. According to a preliminary scan conducted by 
the Planning Partnership-HCRPC in May 2003, 78% (or 29) of all cities and villages, and 
92% (or 11) of all townships in Hamilton County enforce nuisance regulations to various 
degrees. Furthermore, 76% of all jurisdictions have a dedicated enforcement offi cer, in 
most cases on a part time basis. Due to limited resources, most of the jurisdictions oper-
ate on complaints, only a few conduct regular sweeps to identify property maintenance 
violations. 

Interviews conducted as part of the “Property Maintenance Practices in Hamilton County” 
scan revealed that code enforcement is a long and expensive process, and that it has a 
political side that all the involved parties need to be aware of to properly address in any 
implementation plan. Alan Mallach (2001) in his paper “From Abandonment to Reuse” 
states that “buildings are most often abandoned because the owner fi nds it no longer 
economically productive to continue to maintain and operate the building, although other 
factors, such as the nature of the resale market in the area, also carry signifi cant weight. 

Once a building has deteriorated beyond a certain level, it is often not economically fea-
sible to restore it to productive use without substantial public subsidy. Since the cost of 
rehabilitation can be expected to increase the longer the building remains abandoned – a 
period often dictated by the legal obstacles to obtaining possession and making possible 

PROPERTY MAINTENANCE: A STRATEGY TO PROMOTE 
REVITALIZATION IN HAMILTON COUNTY
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reuse of the property – there is a close relationship between the legal and economic issues 
affecting abandoned properties.” Furthermore, “they act as a signifi cant fi scal drain on 
already strapped municipalities, requiring disproportionate municipal resources, while 
providing little or no tax revenue to municipal coffers.”

The effects of neglect and decay of a building [and of entire neighborhoods] does not stop 
at the jurisdiction boundaries. Property maintenance requires a systematic approach at the 
local level and permanent collaboration among neighboring communities. 

Source:
Landivar, Catalina. 2003. Property Maintenance: A Strategy to Promote Revitalization in 
Hamilton County. An article published on UPDATE, September 2003 issue, pg.3. UPDATE 
is a quarterly publication of the Planning Partnership of the Hamilton County Regional 
Planning Commission. Available online at http://www.planningpartnership.org/update/
9_2003.pdf



PROPERTY MAINTENANCE WORKSHOP FOR ELECTED OFFICIALS AND ADMINISTRATORS IN HAMILTON COUNTY  91   

In May 2003, The Hamilton County Regional Planning Commission conducted a prelimi-
nary scan of existing condition in the county related to property maintenance issues such 
as codes of ordinances in places, tracking ---- , staffi ng, etc. Out of the 49 jurisdiction that 
the scan was delivered to, 38 jurisdictions or 78% responded. 

The percentage of jurisdictions with existing property maintenance codes and nuisance 
ordinances is very similar between cities and villages, a large portion of cities and villages 
have both a maintenance code and a nuisance ordinance. 

All the townships that responded have a nuisance ordinance but very few of the townships 
have an existing property maintenance code. Cities and villages use the Zoning Ordinance, 
Building and Housing Codes, General Regulations, or BOCA as their maintenance code 
and nuisance ordinance. Almost all townships use ORC for their nuisance ordinance. 

CITIES
• There are 20 cities total in Hamilton County
• Sixteen out of the 20 cities, 80%, has completed the survey, they are: Blue Ash, Cincin-

nati, Deer Park, Forest Park, Harrison, Madeira, Milford, Montgomery, Mount Healthy, 
North College Hill, Norwood, Sharonville, Silverton, Springdale, and Wyoming

• All of the jurisdiction that replied have an existing property maintenance code, except 
Indian Hill and Harrison

• All of the jurisdiction that replied have a nuisance ordinance, except Milford and 
Wyoming

• Indian Hill is the only jurisdiction without some type of property maintenance offi cer.  
Deer Park, Cincinnati, Montgomery, Norwood, Sharonville, Springdale, and Wyo-
ming report having a full-time offi cer while Blue Ash has a contract full-time offi cer.  
Harrison, Madeira, and Milford have a part-time offi cer while Mount Healthy has a 
contract with Ted Mack, hourly. North College Hill and Silverton have contracted 
property maintenance offi cers and Forest Park has a full-time and a part-time property 
maintenance offi cer.

• Milford is the only jurisdiction with a property maintenance code that only provides 
regulations for the outside of the building. Blue Ash, Cincinnati, Deer Park, Forest 
Park, Harrison, Madeira, Montgomery, Mount Healthy, North College Hill, Norwood, 
Sharonville, Silverton, Springdale, and Wyoming all have regulations for the inside 
and the outside of buildings in their property maintenance code.

• Blue Ash, Deer Park, Harrison, Madeira, Milford, and Wyoming have a fi le system 
to track complaints.  Cincinnati, Forest Park, Indian Hill, Mount Healthy, Norwood, 
Sharonville, Silverton, and Springdale keep a computer database for complaints made. 
Montgomery depends of the offi cer to maintain records.

• The vacancy rate total for all 20 cities is 8.9% and the average is 5.5%. The vacancy rate 
total for all 20 cities except Cincinnati is only 4.9% so a large portion of vacant hous-
ing is in Cincinnati. The vacancy rate total of 8.2% is for all 20 cities with Cincinnati 
only including the neighborhoods with a population over 5,000. The average vacancy 
rate for neighborhoods in Cincinnati with a population over 5,000 is 10.59%.

PROPERTY MAINTENANCE IN HAMILTON COUNTY 
COMMUNITIES: PRELIMINARY SCAN
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• The owner occupied total for all 20 cities is 106,922 units and the owner occupied 
total for all 20 cities except Cincinnati is only 49,277 units. The owner occupied total 
of 96,578 units is for all 20 cities with Cincinnati only including the neighborhoods 
with a population over 5,000. The rental occupied total for all 20 cities is 114,647 units 
and the rental occupied total for all 20 cities except Cincinnati is only 24,267. The 
rental occupied total of 99,898 units is for all 20 cities with Cincinnati only including 
the neighborhoods with a population over 5,000.
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VILLAGES
• There are 17 villages total in Hamilton County
• Twelve out of 17 villages, 70.6%, completed the survey, they are: Amberly, Elmwood 

Place, Evendale, Fairfax, Glendale, Golf Manor, Green Hills, Lockland, Mariemont, 
Newtown, North Bend, and Woodlawn.

• All of the jurisdictions that replied have an existing property maintenance code. 
• All of the jurisdictions that replied have a nuisance ordinance, except Fairfax and 

Newtown.
• North Bend is the only jurisdiction without some type of enforcement offi cer.  Amberly, 

Elmwood, Golf Manor, and Green Hills report having a full-time offi cer.  Evendale, 
Fairfax, Newtown, and Woodlawn have a part-time offi cer.  Glendale, Lockland, and 
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Mariemont have contract part-time property maintenance offi cers. Lockland contracts 
the national inspection corporation while Glendale has a contract with Dan Bly. 

• Fairfax and Golf Manor keep a computerized database for complaints made. Amberley, 
Elmwood Place, Evendale, and Mariemont have a paper system to track complaints.  
Glendale uses police reports to track and Greenhills keeps records of property main-
tenance citations.  Lockland depends of the contractor to maintain records, and North 
Bend depends on Hamilton County to maintain records. Newtown does not keep track 
of maintenance records.

• North Bend is the only jurisdiction with a property maintenance code that only pro-
vides regulations for the outside of the building. Amberly, Elmwood Place, Evendale, 
Fairfax, Glendale, Golf Manor, Green Hills, Lockland, Mariemont, Newtown, and 
Woodlawn all have regulations for the inside and the outside of buildings in their 
property maintenance code.

TOWNSHIPS
• There are 12 townships total in Hamilton County.
• Ten out of the 12 townships, 83%, completed the survey, they are: Anderson, Colerain, 

Columbia, Crosby, Delhi, Green, Harrison, Miami, Springfi eld, and Symmes.
• All of the jurisdictions that replied do not have existing property maintenance code, 

except Crosby and Harrison. 
• Harrison has regulations for the inside and the outside of buildings in their property 

maintenance code.
• All of the jurisdictions that replied have a nuisance ordinance.
• Columbia and Green are the only jurisdictions without some type of offi cer.  Anderson, 

Colerain, Delhi, and Symmes report having a full-time offi cer.  Crosby and Springfi eld 
have a part-time offi cer.  Harrison and Miami have part-time offi cers contracted with 
RPC/RZC. 

• Anderson, Colerain, Columbia, Delhi, and Springfi eld keep a computer database for 
complaints made. Harrison has a paper system to track complaints.  Crosby depends 
of the nuisance inspectors to maintain records, and Green depends on the Fire Depart-
ment to maintain records.

• The vacancy rate total for all 12 townships is 3.38% and the average is 4.1%. 
• The owner occupied total for all 12 townships is 88,594. The rental occupied total for 

all 12 townships is 18,432 units.
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The Home Improvement Program (HIP), developed by the Hamilton County Commis-
sioners, allows Hamilton County homeowners to borrow money to repair or remodel their 
homes or rental properties at interest rates 3% below the lowest rate usually offered by a 
bank. The program is based on the Housing Enhancement Loan Program, HELP, used in 
Cuyahoga County, Ohio. HIP was approved in Spring 2002 with $28 million allotted from 
the overall poll. It offi cially began June 3, 2002 with the help of fi ve participating banks in 
the county. These banks are: Fifth Third Bank, US Bank, Key Bank, Provident Bank, and 
North Side Bank. Currently all but two communities, Arlington Heights and Milford, are 
participating in the program. Kevin Brown, the HIP coordinator, said “since the program 
began it has become more and more successful.” He stated that they have already issued 
approximately 450 loans averaging $14,000 with a typical interest rate of 4%. 

There is at least one loan in thirty-nine of the forty-seven participating communities. One 
hundred forty-eight of these loans have been distributed to homeowners in the City of 
Cincinnati, forty-fi ve in Green Township, and thirty-one in Delhi Township. Of the $28 
million allocated, $4.7 million is currently invested. If funds were to run out, new loans 
would be put on hold but existing loans would still be valid.

HIP has no income restrictions for loan eligibility, it can be used on single- and two fam-
ily homes valuing up to $300,000, and there is no property value limit for multifamily 
dwellings. Loans can be used for alterations, repair, maintenance or improvement, code 
violation compliance, and property upgrades. There is a $50,000 cap on the loans and they 
are given for a fi ve year term. Only one outstanding loan can be issued at any given time. 
The HIP had been approved for three years with the possibility of renewal in June, 2005. 
At that time citizens can write their commissioners advocating that the HIP be renewed. 
For more information please contact: Kevin Brown, HIP Coordinator at (513) 946-4988 
Or visit the website at:http://www.hamilton-co.org/commissioners/doc/hip.htm

Source:
Thomas, Amber. 2003. HIP Hundreds. Article published on UPDATE, March 2003 issue, 
pg.2. UPDATE is a quarterly publication of the Planning Partnership of the Hamilton 
County Regional Planning Commission. Available online at http://www.planningpartne
rship.org/update/2003_03.pdf

HIP HELPS HUNDREDS
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Insurance Services Offi ce (ISO) offers support for property/casualty insurance compa-
nies and brokers with information on liability and risk. In the early 90s, ISO developed 
the Building Code Effectiveness Grading Schedule (BCEGS) based on the concept that 
jurisdictions with effective, wellenforced codes demonstrate better loss experience when 
disaster strikes and insurance rates could refl ect that. 

The ISO rating based on the BCEGS places jurisdictions in an a scale 1-10, 1 being the 
highest. Insurance agents can use this grading system in establishing premiums they charge 
for property insurance; the better a jurisdiction’s grade, the lower the premium for property 
insurance for the jurisdiction. Hamilton County, as a whole, receives a rating of 2. This 
ranking applies to the jurisdictions the county inspects. Some jurisdictions have the capac-
ity for residential inspections only and use the county for commercial inspections.(Deer 
Park, Wyoming, Addyston, Cleves, Golf Manor, and Terrace Park).

A jurisdiction may choose not to participate in the BCEGS survey, which is the case of 
Elmwood Place. The BCEGS rating for jurisdictions in the county is presented in the table 
on the right. BCEGS only rates new construction, both commercial and residential. When 
a jurisdiction receives a rating, it only affects buildings built after ISO’s evaluation.

ISO updates or revaluates the BCEGS on a fi ve year basis.  To determine the grading ISO 
uses a 20-page questionnaire that measures the resources and support made available to 
building code enforcement. The survey evaluates: Staffi ng: enough staff for the number 
of permits, plan reviews, and inspections the city handles. Performance evaluation and 
ongoing training of the staff is also considered. 

Codes and Ordinances: type of building codes (standard codes such as BOCA, Building 
Offi cials and Code Administrators, or NFPA, National Fire Protection Association, re-
ceive a higher ranking or more points) and other factors that can be contributed to proper 
building construction.

INSURANCE RATES AND CODE ENFORCEMENT



98   HAMILTON COUNTY REGIONAL PLANNING COMMISSION / PLANNING PARTNERSHIP

Building Plan Review practices and procedures for reviewing building plans before 
construction, and On-Site Inspections Because the BCEGS is a benchmark that enables 
jurisdictions to assess the quality of their new construction, the safety of their properties 
and the effectiveness of their inspections, jurisdictions can use it to systematically evaluate 
the progress in the upgrading their properties, one step at a time. Communities that rely 
on up-to date building codes and proper code enforcement are more likely to see the value 
of their  structures increase, with a consequent increase in property taxes, while passing 
to the property owners the benefi ts of a reduced insurance rates.

Source:
Sewell, Kevin. 2003. Insurance Rate and Code Enforcement. An article published on UP-
DATE, December2003 issue, pg.5. UPDATE is a quarterly publication of the Planning 
Partnership of the Hamilton County Regional Planning Commission. Available online at 
http://www.planningpartnership.org/update/12_2003.pdf
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The City of Cincinnati Department of Community Development and Planning is initiating 
the Cincinnati Land Reutilization Program (CLRP). The program goal is to return aban-
doned property to use, performed by an interdepartmental team to identify sites available 
through the Hamilton County Deliquent Real Estate Tax Roll that can be acquired by the 
City and made available for redevelopment. 

This program offers opportunity for developer to purchase abandoned city properties with 
acquisition assistance from the city. This site acquisition assistance is every effort to make 
sites available for redevelopment, which gave benefi t of lower site acquisition cost, with 
tax generating development on previously underutilized city parcels. 

The desired usage are owner occupied housing and job producing developments. To be 
eligible, the developer needs to demonstrate development capacity. A multi-department, 
architectural review committee will approve the project, with fi nal contract approved by 
the City Council. One of the program examples are single family homes on two CLRP 
sites in Evanston in late 2002 developed by Potterhill Homes, a parking lot expansion 
in Mt. Auburn for an attorney’s Offi ce, and four homes for the former CLRP sites on the 
Mt. Auburn hillside in 2003.

The Hamilton County Auditor’s Valuation will determine the site cost. The CLRP staff 
will conduct annual site visit during the development period that will determine if the 
proposed project is meeting the guidelines. If the developer cannot build the properties as 
specifi ed within two-three years, the property will reverts to the City ownership. 

Source: 
The City of Cincinnati, Cincinnati Land Reutilization Program. Available online at http:
//www.cincinnati-oh.gov/cdap/pages/-3486-/

CINCINNATI LAND REUTILIZATION PROGRAM (CLRP)
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CITY [OF CINCINNATI] TO BEGIN CRACKDOWN ON 
OTR'S ABSENTEE OWNERS

The city of Cincinnati is launching an ambitious code enforcement program in Over-the-
Rhine to crack down on landlords who let their buildings decay. 

In the coming weeks, inspectors from the city’s buildings and inspections department 
will mobilize to enforce not only building codes but also look for violations of city health 
codes and the litter and graffi ti violations that other city departments typically enforce, 
said Assistant City Manager Deborah Holston. 

“We’re coming together to conduct sweeps,” she said. “This will be a targeted, aggressive, 
exterior code enforcement program.” 

Some neighborhood proponents believe the stricter enforcement of city codes could be a 
critical step in realizing the historic neighborhood’s potential and drawing new residents 
and businesses to the troubled area. Some estimates have put the number of vacant build-
ings in Over-the-Rhine at 500 or higher, with many left untended and decaying. 

“The city is like the 900-pound gorilla, and they have carrots and sticks,” said Chris Frutkin, 
whose City Center Properties owns eight buildings in Over-the-Rhine. “The message that 
they’re trying to send is if you own property in Over-the-Rhine, and you want to rehab it, 
revitalize it and take care of it, we’re all in favor of it.” 

The city departments involved include Buildings and Inspections, the city Health Depart-
ment and Public Works, with Buildings and Inspections taking the lead in the program, 
Holston said. 

Buildings and Inspections will have one inspector from its commercial division and one 
from its housing division who will lead and coordinate the program, said Dave Edwards, 
the department’s acting assistant director. 

Holston stressed that the city wants to work with property owners who are unable to bring 
their buildings up to code on their own and will help point them to city programs and 
divisions that could offer assistance. 

“If an owner has just purchased a property and is in the process of securing fi nancing to 
renovate it, it doesn’t make sense to go out and write a lot of tickets,” Holston said. “But 
if the front yard is full of litter, we expect that to get picked up.” 

The goal, she said, is to improve the physical appearance of Over-the-Rhine, in hopes that 
will spur further investment and development and, ultimately, strengthen the tax base. If 
the code enforcement program works well in Over-the-Rhine, it could be used in other 
parts of the city, too, she added. 

Holston said the city views the new program as a collaborative effort between the govern-
ment offi cials and the neighborhood. Already, the Over-the-Rhine Chamber of Commerce 
has endorsed the program, said Frutkin, the chamber’s former president. 
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“As a property owner, I know they’re going to fi nd code violations on my buidings, and 
on a lot of other buildings, and it’s going to cost me money,” Frutkin said. “But I’m will-
ing to pay the price, and the other chamber members are, too.” 

While city code violations aren’t the only reason for the decline of Over-the-Rhine, 
enforcing high standards certainly would be a step in the right direction to turning the 
neighborhood around, Frutkin said. 

“I think we all know you have to have high standards to be successful,” he said.

Source:
Lucy May, “City to begin crackdown on OTR’s absentee owners,” Cincinnati Business Cou-
rier, Week of July 7, 2003, exclusive reports online. Available from http://216.239.41.104/
search?q=cache:SPcCL8oEzYoJ:www.bizjournals.com/cincinnati/stories/2003/07/07/
story3.html%3Fjst%3Ds_rs_hl+city+to+begin+crackdown+on+otr%27s+absentee+o
wners&hl=en&ie=UTF-8
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About the ICMA

ICMA is the professional 
and educational 
organization for chief 
appointed managers, 
administrators, and 
assistants in cities, towns, 
counties, and regional 
entities throughout the 
world.  Since 1914, ICMA 
has provided technical 
and management 
assistance, training, and 
information resources to 
its members and the local 
government community.  
The mission of the ICMA, 
is to create excellence 
in local government by 
developing and fostering 
professional local 
government management 
worldwide. The core 
beliefs of the members of 
the ICMA are:
• Representative
 democracy
• The highest standards  
 of honesty and integrity  
 in local governance as  
 expressed in the ICMA   
 Code of Ethics
• The value of   
 professional   
 management as an  
 integral component of  
 effective local   
 government
• The council-manager  
 form of government as  
 the preferred form
• The value of   
 International 
 Association
• Ensuring diversity in  
 local government and in  
 the Association.

The report is an overview to three 
cities’: Portland, San Diego and 
Richmond, approach to reclaiming 
vacant and underutilized properties 
in highly urbanized areas.  All three 
programs emerged from a community 
crisis on vacant properties but 
the recreation, the programmatic 
responses, strategic emphasis, and 
relative expertise of each city are 
different. 

Photo: Joe Schilling

Portland’s strength lies in its interaction of vacant properties into its long-range planning 
and housing strategies. San Diego has one of the more comprehensive code enforcement 
programs for abating the public nuisances associated with vacant properties. Richmond’s 
Neighborhoods in Bloom initiative coordinates its code enforcement and rehabilitation 
resources and then strategically targets those resources to the neighborhoods in most 
need.

Portland was concerned that their abandoned structures added to crime and social ills. 
The city aggressively worked to transfer the ownership of vacant properties to local 
community development corporations for the establishment of affordable housing. Its 
infamous Urban Growth Boundary and related policies essentially directed growth to 
Portland’s urban centers and existing neighborhoods which promoted infi ll. Portland also 
facilitated better coordination between departments within different levels of government 
to ensure compatibility between regional and local redevelopment goals. Removing 
regulatory barriers to revitalization and providing developers fi nancial incentives was 
critical to the success of several Portland affordable housing/mixed-use projects. 

San Diego’s strength lies in its ability to apply a variety of strategies (incentives for 
rehabilitation and code enforcement remedies) to encourage private property owners to 
rehabilitate their substandard and vacant properties. 

Richmond is an older city; their economic and social trends have contributed to the 
out-migration of residents to the city’s suburbs, leaving behind neglected inner-city 
neighborhoods with many vacant buildings. Richmond’s large supply of vacant and 
abandoned residential properties serves as a relative indicator of crime and social 
ills, so to reduce the city’s high crime rate Richmond needs to reduce the numbers of 
vacant properties. The Neighborhoods in Bloom program has brought positive results 
through intra city cooperation, targeted investment of federal and state resources, active 
code enforcement, more effi cient transfer of properties to community development 
corporations, and a companion public safety and community empowerment program. 
Richmond used a collaborative process to build consensus and set priorities for how and 
where to use limited redevelopment resources. 

THE REVITALIZATION OF VACANT PROPERTIES: 
WHERE BROKEN WINDOWS MEET SMART GROWTH

The complete report can be accessed from the International Cities/Counties 
Management Association website at  http://www2.icma.org/main/sc.asp
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Successful programs generally require three core management actions:
• Coordinating internal city departments into multi-disciplinary teams that share 

resources, prepare joint activities, and ensure that staff members understand their 
roles and relationships

• Building strategic partnerships and close relationships with important external  
 stakeholders
• Designing holistic strategies that integrate the internal city staff and resources with 

the external players and resources
Even though the experiences of Portland, Richmond, and San Diego were diverse they 
still presented suffi cient similarities for the study team to design cycle of vacant property 
revitalization.
1. Stabilization
 • Abatement
 • Investigation and owner’s profi le
 • Neighborhood inventories
2. Rehabilitation Resources
 •    Financial resources
 •    Technical assistance
 •    Capacity building in property management and ownership
 •    CDCs
3. Property Transfer or Demolition
4. Long Term Revitalization & Prevention (then back to one)

Photo: Kendra Briechle

Source: http://www1.icma.org/main/
ld.asp?ldid=15080&hsid=1&tpid=
8. 2001. International City/County 
Management Association. Joseph 
Schilling, Director, Community and 
Economic Developer.

Photo: Norma Medina

Local governments have a number of creative ways to assist property owners and 
nonprofi t redevelopers rehabilitate vacant properties. Cities and states can provide an 
array of fi nancial incentives (tax lien, waivers, tax abatements, housing trust funds, tax 
increment fi nancing, redevelopment bonds, tax credits, and small rehabilitation grants) 
make vacant properties more competitive. They can also encourage vacant property 
revitalization through a variety of regulatory changes such as permit streamlining and 
special building “rehab” codes. Local governments can provide technical assistance to 
help property owners understand the complex world of vacant property revitalization.

Successful vacant property programs depend on crafting holistic strategies, building 
strong partnerships, and having the right personnel and resources to manage them. These 
programs must further ensure they have the requisite political and community support. 
A successful program must also tailor its response to both the scope and severity of the 
vacant property problems.
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VACANT-PROPERTY POLICY AND PRACTICE: 
BALTIMORE AND PHILADELPHIA

Profi le: Baltimore

Population
(from 2001 census) 
635,210
Ethnicity
(from 2000 census)
African-American 64.3%
White 31.6%
Asian 1.5%
Other and mixed 2.6%
Total Land Area
49,183.15 acres
Zoning
Business use 

8,654.83 acres
Industrial use 

15,133.89 acres
Residential use 

25,394.43 acres
Housing Units
(from 2000 census) 
300,477 units
Median Income
(from 1999 census) 
Household $30,078

Baltimore, the 12th largest 
city in the United States, 
is named “Charm City” 
for its resident’s well-
established concern for 
the quality of life. Long 
considered a southern 
town, Baltimore owed 
much of its early growth 
and prosperity to its 
desirable location. It lay 
farther west than any 
other major Atlantic port, 
endearing its harbor to 
shippers. Baltimore now 
ranks fi fth among United 
States ports, with major 
railways and trucking lines 
carrying cargoes to and 
from docks at Canton and 
Curtis Bay, as well as raw 
materials to the city’s many 
factories.

Dilapitaded, abandoned, buildings and lots are a common theme in American cities.  
Baltimore and Philadelphia, like many other cities, face factors like; dropping 
population, lower income level, and limited resources creating vacancies in once 
thriving neighborhoods.  To over come the problems of vacant property in their cities 
the mayors of Baltimore and Philadelphia seek to address the issue of vacant property 
as a major economic undertaking.  Early in 2002, Baltimore began Project 5000, a plan 
to acquire 5000 vacant properties in the next two years for redevelopment or demolition 
and Philadelphia approved $295 million in bonds to support the Neighborhood 
Transformation Initiative, both programs striving to end blight and abandonment.

A paper by Paul C. Brophy and Jennifer S. Vey, “Seizing City Assets: Ten Steps to Urban 
Land Reform,” provides ten key action steps that state and local governments can take 
to promote faster and better redevelopment of vacant and abandoned properties, and 
ultimately improve the quality of urban neighborhoods. The ten steps are: 
1. Know Your Territory-A starting point for basic information about the area.  Data base 

of vacant property information and GIS locations of vacant properties are widely 
used.

2. Develop a Citywide Approach to Redevelopment-one neighborhood can infl uence 
others, a neighborhood revitalization policy must be citywide and market specifi c.  
Baltimore accomplished this by identifying four neighborhood types; Preservation, 
stabilization, reinvestment, and redevelopment.  

3. Implement Neighborhood Plans in Partnership with Community Stakeholders-
Planning for redevelopment must involve government and community interests.  
Investment strategies must be established with residents, organizations, businesses, 
and institutions.

4. Make Government Effective- Urban land reform depends on a governmental system 
that is effective.  A fundamental system, rapid deployment of resources, effective 
tactics, and follow up assessments are some of the criteria for redevelopment in 
Baltimore and Philadelphia.

5. Create a Legal Framework for Sound Redevelopment-Successful redevelopment 
depends on a local government that can effi ciently mange vacant property 
transactions.

6. Create Marketable Opportunities -Local 
government must be able to make vacant property 
feasible for redevelopment.  In many cases, 
the city must take on tasks like, site assembly, 
environmental remediation, infrastructure 
installation, and marketing. 

7. Finance Redevelopment-Limited resources causes 
fi nancing for vacant properties to come from 
multiple subsidies from different programs.  Local 
government in order to stimulate market-rate 
development activity may fund pre-construction 
expenses.

8. Build on Natural and Historic Assets- Creating 
and maintaining a distinct identity of an area 
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can help the redevelopment process.  Natural assets can make an area special and 
desirable for redevelopment.

9. Be Sensitive to Gentrifi cation and Relocation Issues-A change in the economy of a 
neighborhood can make housing affordability a problem for some residents.  Local 
government needs to be sensitive to displaced individuals and address their needs.

10. Organize for Success-Elected offi cials and local government need to set ambitious 
goals, and demand results.  There is no ‘quick-fi x’ for the problems of abandonment 
and projects must be followed through. 

These ten steps provide the framework for vacant property reinvestment.  Cities like 
Baltimore and Philadelphia lead the nation in redevelopment strategies and successes 
by using this type of organizational scheme.

The neighborhood planning process to be implemented in Philadelphia as a key element 
of the Neighborhood Transformation Initiative is intended to be:
• Open and inclusive, with a high degree of participation by residents, elected 
 offi cials and community organizations
• Understandable and transparent
• Uniform and predictable from one neighborhood to the next
• Developed within the context of neighborhood, district, and citywide visions

In Philadelphia’s approach, Planning Commission staff will review existing neighborhood 
plans with reference to NTI policies. In a neighborhood where no plan exists or where an 
existing plan requires updating and/or revision, a multi-agency team chaired by Planning 
Commission staff will oversee the development of the plan and a Planning Commission 
staffer will remain as a team member. Citizen participation will be supported through 
outreach activities.

Attracting private investment to the development of vacant property depends on public 
money. Most real estate developers won’t venture into weal and/or untested urban 
markets with out some public-sectors support that will increase the prospects for 
profi table results. Substantial government funding resources will be needed to stimulate 
the development of vacant properties in cities such as Baltimore and Philadelphia.

Maryland and Baltimore both offer tax incentives to support housing rehabilitation for 
historic properties of properties located in designated historic areas. The state provides 
income tax credits equal to 25 percent of rehabilitation expenditures on owner-occupied 
homes and income-producing properties that are designated as historic of located in 
certifi ed heritage areas. 

Source: 
Kromer, John. 2002. Vacant-Property Policy and Practice: Baltimore and Philadelphia. A 
Discussion Paper prepared for the Brooking Institution Center on Urban and Metropolitan 
Policy. Database online. Available at http://www.brookings.edu/es/urban/publications/
kromervacantexsum.htm

Profi le: Philadelphia

Population
(from census 2000) 
1,517,550
Ethnicity
(from census 2000)
African-American 44.3%
Asian 4.9%
Other 6.9%
White 46.4%
Housing Units
(from census 2000) 
Total 661,958 units
Occupied 590,071 units
Vacant 71,887 units
Medium Household 
Income
(from census 2000) $30,746

In November of 1682, 
William Penn sailed from 
Great Britain to the new 
world on the Welcome and 
landed in Upland, near what 
is now Chester (South of 
Philadelphia). Penn named 
his colony Pennsylvania and 
began to plan the city that 
is known as Philadelphia, a 
Greek word meaning City 
of Brotherly Love. He 
fashioned the center of this 
city as a grid; streets running 
north and south where 
numbered from Fist to Eight, 
and streets running east 
to west where named after 
trees.
In 1776, the colonies’ 
representatives met in 
Philadelphia’s Independence 
Hall to announce their 
freedom from Britain 
and to pen their names 
to the Declaration 
of Independence. 
Philadelphia, centrally 
located, was the capital of 
our country from 1790 to 
1800. 
Today, Philadelphia is the 
second largest city on 
the East Coast and ranks 
fi fth in the nation, with a 
metropolitan population of 
5.8 million.
Philadelphia is located 100 
miles south of New York, 133 
miles north of Washington, 
D.C., and 55 miles from 
Atlantic City.



PROPERTY MAINTENANCE WORKSHOP FOR ELECTED OFFICIALS AND ADMINISTRATORS IN HAMILTON COUNTY  133   

THE REVITALIZATION OF VACANT PROPERTIES: SAN 
DIEGO, CALIFORNIA CASE STUDY

Profi le: San Diego

Year Founded 
1769
Population 
(from 2002) 1,264,600 
Ethnicity
(from 2000)
African-American 9%
Asian/Other 13%
Hispanic 24%
White 54%
Land Area of City
(from 2002) 342.4 sq miles
Land Use
(from Sept. 2000)
Residential 27%
Public/Semi-Public 32%
Commercial/Industrial 9%
Agricultural 10%
Vacant 22%
Housing Units 
(from 2000) 471,162 
Medium Household 
Income
(from 2000) $45,041
Latitude 
32.71 degrees north
Longitude 1
17.12 degrees west
Offi cial Motto 
Semper Vigilans 
(Ever Vigilant)
Offi cial Urban Tree 
Jacaranda
Offi caial Native Tree 
Torrey Pine
Offi cial Flower 
Carnation

San Diego is the second 
largest city in California 
and is the seventh largest 
city in the nation, but San 
Diego continues to have 
a comfortable small town 
atmosphere.

San Diego, a very desirable city in which to live, is experiencing in a large sprawl 
growth which is damaging some of the area’s world-class habitat and biodiversity. To 
accommodate the new residents moving in, San Diego will need to recycle its vacant 
land and underused residential properties and buildings. 

San Diego’s boarded buildings host unwelcome activities and leads to the spread of 
crime and disorder. The task force established in 1993 was designed to address the 
blight of abandoned homes and boarded buildings. Through a comprehensive approach 
that entailed a combination of incentives and deterrents and  included both public a 
private sector partners over a long term. The task force was made up of representatives 
from leading institutions, title insurance companies, community groups, and real estate 
and apartment owner associations, along with city staff from code compliance, the city 
attorney’s offi ce, housing, economic development, and the planning department.

The fi rst thing that the task force tackled was changing two pieces of legislation to 
increase the city’s authority to mandate rehabilitation. The legislative changes were:
• Amendments to the Revenue and Taxation Code, Section 3691. It reduced the time 

from fi ve years to three years that had to pass before the county could foreclose on 
properties whose property taxes had not been paid. 

• The Revenue and Taxation Code’s Sections 17274 and 24436.5 were amended so that 
tax deductions could be denied to dwellings that were left unoccupied or abandoned 
for at least 90 days. This amendment was consistent with the “stick” approach, to 
motivate owners to rehabilitate their properties.

The following year the task force prepared an action plan for implementation that came
into effect with a two-pronged approach that used both carrots (incentives) and sticks 
(deterrents):

Incentives:
• The city created a new city staff position to help property owners consider options 

and implement solutions; develop a self-help manual for property owners; provide 
$150,000 in Enterprise Community matching-grant funds for rehabilitation; and 
offer information on a host of resources. 

• In addition, the city created its own vacant-properties resource 
team, led by the neighborhood code compliance department 
(NCCD) and the city attorney’s code enforcement unit (CEU) 
to review complex cases on a quarterly basis and to brainstorm 
solutions.

Deterrents:
• San Diego revised its administrative abatement ordinance to 

require a property owner to fi le a statement of intent, a plan, 
and a time line within 30 days after boarding any structure. 

• The statement must describe the owner’s diligent, good-faith 
efforts to rehabilitate, such as resolving title problems, applying 
for a loan, or listing the property for sale. Owners who failed to 

Photo: Joe Schilling



134   HAMILTON COUNTY REGIONAL PLANNING COMMISSION / PLANNING PARTNERSHIP

respond or who did nothing could incur a quarterly civil penalty of $250, and/or face 
a misdemeanor criminal charge for failure to fi le a statement of intent.

The task force’s fi nal goal was to adopt the strategies – including a mix of carrots and 
sticks- to motivate property owners to renovate or sell their boarded buildings. By May 
of 1996, the San Diego City Council had endorsed the strategy and passed amendments 
to its abatement ordinance which was referred to as Phase One. 

Phase Two, getting the right vacant properties coordinator, was accomplished in 
November of 1999. In February 2001, San Diego was among the fi rst cities to receive a 
California Code Enforcement Incentive Grant, accomplishing Phase Three. 
 
Program highlights:
• The overall success of this program depended heavily on the skills of the vacant-

properties coordinator. It is very important that the staff builds a strong relationship 
with the community groups and representatives. Hiring and maintaining qualifi ed 
staff is necessary. 

• Cities also need strong abatement ordinances and effective code enforcement 
programs to stabilize sites and to abate the short-term problems caused by vacant 
properties. 

• The key to San Diego’s effective implementation has been the high level of 
cooperation among the vacant-properties coordinator and other city departments. 

• San Diego’s latest step in its history of managing growth is the Strategic Framework 
element of the General Plan. As mandated by state law, the city must update its 
general to accommodate recent 2-year population projections and the city must 
update the housing element of the plan ever fi ve years. 

Source: 
Schilling, Joseph, and Friedman, Naomi, 2001. The Revitalization of Vacant 
Properties: San Diego, California Case Study. International City/County Management 
Association

The complete version of this article can be found at http://www2.icma.org/main/ld.asp?
from=search&ldid=15074&hsid=1

Photo: Joe Schilling
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THE REVITALIZATION OF VACANT PROPERTIES: 
RICHMOND, VIRGINIA CASE STUDY

Richmond is an older city with an aging housing stock which leads to the out-migration 
of residents to the city’s suburbs. This leaves behind neglected inner-city neighborhoods, 
many of which contain numerous vacant properties. Richmond has a large percentage of 
historic properties within its borders so they have to require special considerations while 
being renovated. Most of the time vacant and abandoned housing is major indicator of 
crime. Richmond’s vacant-properties program evolved out of concerns about crime and 
public safety.

Richmond was set out to reduce blight, which is viewed as a primary indicator of crime. 
The city set goals to eliminate vacant houses and restore neighborhood infrastructure. 
Since 1999, the Neighborhood in Bloom’s initiative is to target urban renewal resources 
at the communities in most need of reducing crime, stabilizing neighborhoods, and 
increasing private sector investment.

For implementation the “Neighborhoods in Bloom” project was launched. The 
Neighborhood in Bloom program is formed by a multiple of organization which works 
together toward strategic planning goals. The program focuses on: (1) restoring physical 
livability, and (2) improving neighborhood stability. 

To restore physical livability, the city has worked to upgrade building and environmental 
code compliance, increase housing rehabilitations and construction, and make 
infrastructure improvements in targeted neighborhoods. 

A key factor in the success of the Neighborhoods in Bloom program 
has been the involvement of multiple organizations

Profi le: Richmond

Population
(from 2000 census) 
197,790
Ethnicity
(from 2000 census)
African-American 57.2%
White 38.3%
Other and mixed 4.5%
Hispanic 2.6%
Median Income
(from 1997, Weldon 
Cooper Center, University 
of Virginia)
Househole $23,551
Family $29,021
Per Capita $31,207 
Unemployment 
( from 2001, Virginia 
Employment Comm.)
 4.0%
City Motto 
Sic Itur Ad Astra: 
“Such is the way to the 
Stars”
City Flower
Iris

Richmond was founded in 
1737 by Colonel William 
Byrd II and became known 
himself as the “Father of 
Richmond.” 
There were only 250 
people living in Richmond 
when it became a town 
in 1742. In early 1780, 
the State Capitol was 
temporarily moved 
to Richmond from 
Williamsburg at the 
request of the General 
Assembly, which wanted 
a central location that was 
less exposed to British 
incursions. In May of 
1782, eight months after 
the British surrendered 
at Yorktown, Richmond 
was incorporated as a 
city and offi cially became 
Virginia’s new capital. 
On July 19 of that same 
year, Richmond’s fi rst City 
Charter was legalized.

The Player and The Process • The Neighborhoods 
in Bloom strategically 
targeted six 
neighborhoods which 
needed neighborhood 
revitalization the most.  

• The city’s code 
e n f o r c e m e n t 
department identifi es 
abandoned and 
substandard buildings 
and then encourages or 
persuades the owners 
to rehabilitate their 
properties. 

• “Neighborhoods in Bloom” establishes stronger links between code enforcement/
nuisance abatement programs and the city’s housing rehabilitation and redevelopment 
programs and resources. 

• Within these six neighborhoods, $8 million in neighborhood revitalization funds 
have been devoted over a two-year period. Richmond’s goal is to target city and 
federal funds at selected neighborhoods in order to yield a greater and faster impact 
on urban redevelopment in order to have a greater impact both on these areas and the 
entire city. 
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• The city uses a tax abatement program to provide incentives for improving the 
conditions of urban properties. Under the Tax Abatement for Rehabilitated Real 
Estate Program, a property that rises in value by 20 percent does not need to pay 
property tax on the improved value for 10 years. Over the following fi ve years, the 
full tax on the improved value is gradually phased in. 

• For the houses that are considered vacant, Richmond transfers the ownership or 
Community Development Corporations take the property. Richmond tries to get tax-
delinquent vacant private properties into the hands of new owners who will invest in 
them. The city uses a computerized system through which offi cials can determine the 
tax status of a property. 

• To improve the transfer of property to new owners, Richmond can release liens for 
demolition and boarding costs and, since 2000, can also release its taxes on vacant 
property, if a new owner is purchasing it. 

• In some cases, Community Development Corporations will directly acquire vacant 
structures or lots for rehabilitation or construction, but in most cases the Richmond 
Redevelopment and Housing Authority acquires the property before transferring it to 
the Community Development Corporations. 

• The Community Development Corporations fi nances the construction and sells the 
properties to low- and moderate-income residents, using federal grant money to 
cover the gap. 

• All neighborhoods are, at least in part, designated or nominated as state and federal 
historic districts in Richmond. Because of possible historical signifi cance, the city 
prefers not to tear down buildings. Any demolition requires an independent engineer’s 
report and a review by the vacant-buildings review team. Eligible buildings selected 
by the review team for demolition also go through a special Section 106 review per 
the 1966 National Historic Preservation Act. Section 106 requires special review of 
federal and federally assisted activities that could affect historic properties. 

Richmond has really turned around with many positive economic indicators including 
a growing tourism business, the largest convention center in the state, currently under 
construction downtown, and an increase in property values in both NIB neighborhoods 
and in the city as a whole. Neighborhoods have stabilized to the point where businesses 
are expressing and increased interest in investing in urban areas.  Joseph Schilling, Director, 
Community and Economic Development. Naomi Friedman, Smart Growth Consultant

Source: 
Schilling, Joseph, and 
Friedman, Naomi, 2001. 
The Revitalization of 
Vacant Properties: San 
Diego, California Case 
Study. International 
City/County Management 
Association

The complete version of 
this article can be found 
at http://www2.icma.org/
main/ld.asp?from=search
&ldid=15073&hsid=1

Photo: Norma Medina

Photo: Kendra Briechle

Photo: Kebdra Briechle



PROPERTY MAINTENANCE WORKSHOP FOR ELECTED OFFICIALS AND ADMINISTRATORS IN HAMILTON COUNTY  137   

[THIS PAGE INTENTIONALLY LEFT BLANK]



138   HAMILTON COUNTY REGIONAL PLANNING COMMISSION / PLANNING PARTNERSHIP

Hamilton County Regional 
Planning Commission

138 E. Court Street,  Rm 807
Cincinnati, OH 45202

(513) 946-4500
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